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Author of the Report
This report was produced by the Metropolitan Milwaukee Fair Housing Council,
Inc. (MMFHC). Kori Schneider Peragine, Kristi Clover, Carla Wertheim and
Erika Sanders are the primary staff responsible for its content.
MMFHC was established in October 1977 as a private, non-profit organization
dedicated to promoting fair housing throughout the State of Wisconsin by
combating illegal housing discrimination and by creating and maintaining racially
and economically integrated housing patterns. MMFHC operates the following
four programs:
Enforcement Program
• Intake of fair housing complaints and counseling on options for administrative or
judicial remedy
• Investigative services for persons who allege housing discrimination
• Referrals to attorneys and government agencies
• Systemic investigations of institutional discrimination
Outreach and Education Program
• Presentations to consumers, advocates and the general public
• Fair housing training for property owners and managers, real estate agents and other
members of the housing industry
• Fair housing technical assistance and professional support to government agencies, civil
rights organizations, social service agencies and housing providers
• Development and distribution of fair housing educational materials
Fair Lending Program
• Investigates allegations of predatory lending, mortgage rescue scams and other fair
lending violations.
• Monitors financial institutions’ fair lending practices and compliance with the federal
Community Reinvestment Act.
• Provides information to financial institutions on how to improve service to low and
moderate income communities and people of color.
• Provides technical assistance and education on fair lending and foreclosure prevention
to lenders, policy makers and the general public.
Inclusive Communities Program
• Technical assistance and professional support to community organizations, developers
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and local policy makers on inclusionary housing policies and the promotion of racial and
economic integration.
• Assistance with consumers’ access to pro-integrative housing choices.
• Research, analysis and documentation of fair and affordable housing opportunities and
impediments.

MMFHC provides services throughout the State of Wisconsin through three
offices. Its main office is located in the City of Milwaukee and it operates satellite
offices in Madison (Fair Housing Center of Greater Madison) and Appleton (Fair
Housing Center of Northeast Wisconsin).
This City of Appleton: Analysis of Impediments to Fair Housing 2013 report
was funded by the City of Appleton through the Community Development Block
Grant Program.
The Nonprofit Center of Milwaukee’s Data Center, along with the City of
Appleton, provided MMFHC with mapping services and other technical
assistance.
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Executive Summary

This report, City of Appleton: Analysis of Impediments to Fair Housing 2013 (AI), should be
used as a planning tool to ensure equal housing opportunities for all persons in the City of
Appleton. The report has three main components: an analysis of demographic and economic
characteristics in relation to their impact on fair housing; a description of fair housing
impediments; and recommendations designed to dismantle impediments.
The fair housing impediments and recommendations in this document are prepared in accordance
with HUD’s Fair Housing Planning Guide. The Fair Housing Planning Guide recommends the
AI be prepared in a comprehensive manner, to view fair housing issues at local, regional, state
and national levels.

Demographic and Economic Characteristics
An analysis of the demographic and economic characteristics in the City of Appleton identifies
trends that currently have or will have an impact on the housing market and impediments to fair
housing choice. Some major findings include:
 The City of Appleton’s population grew to 72,623 in 2010 an increase of 3.6% from
2000.
 The City of Appleton’s population is growing more diverse. A significant increase
occurred (47%) in nonwhite and Hispanic residents in Appleton between 2000 and 2010.
 Appleton’s black and Hispanic populations are more integrated than other Wisconsin
communities; however the segregation of the Asian and Native American populations in
Appleton is relatively high.
 The number of households increased by 7.5% in Appleton between 2000 and 2010, and
the household size decreased from 2.52 to 2.43 persons. Minority households tend to be
larger than white households; as a result, they are more likely to require larger housing
units or experience overcrowding.
 Almost 12% of Appleton’s population has a disability. 20.7% of those with disabilities
have incomes below the poverty level. Approximately 10.7% of Appleton’s total
population has income below the poverty level.1
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Renter occupied housing units increased significantly between 2005 and 2010, possibly
due to multifamily housing construction as well as foreclosures forcing owner-occupants
into rental housing.
Homeownership rates by race and ethnicity show significant disparities. In 2010, only
24% of African Americans owned their homes. The homeownership rate for whites was
almost three times that, at 69%.
Appleton’s employment landscape is working to much greater advantage for whites than
for African Americans, Asians and Latinos. Based on the 2010 American Community
Service (ACS) 5-year estimates, the African American poverty rate in metropolitan
Appleton is 49%, over five times the rate for whites (9.1%). Nationally, the rate is 2.3
times that of whites. The Asian poverty rate is 20.3%; and for the Latino population, the
poverty rate is 24.1%.
In 2010 Appleton’s median household income was $51,275. White household median
income ($51,968) was significantly higher than that of black ($11,293) and Latino
($33,615) households. Median city income of Asian households ($48,705) is slightly
lower than that of white households.
In 2012, the median sale price for a single-family owner occupied unit was $126,000 in
Outagamie County. This compares to $187,400 in the U.S. and $134,250 in Wisconsin.
In 2010, 91.4% of Appleton residents 25 years and older graduated from high school. In
2000, when the Census analyzed this data by race and ethnicity, vast educational
attainment disparities were clear. For instance, Appleton Latinos (53.4%), Asians
(57.5%) and African Americans (58.3%) are significantly less likely to have a high
school diploma than whites (90.4%).
In 2009, 1.7% of Appleton households were considered linguistically isolated2.
In a comparison of Appleton to similarly sized cities-La Crosse, Wausau, and Eau Claire:
o Asian Americans are the largest minority group in all four communities.
o People of color experience poverty at a higher rate than whites in all the
communities. People of color have lower median incomes in all four
communities, with the exception of Asian Americans in Wausau and La Crosse,
whose incomes are statistically identical to those of whites.
o Racial and ethnic minorities have a significantly lower homeownership rate in all
four communities, with the exception of Asian Americans in La Crosse.

A household in which no member older than 14 years speaks English ‘very well’.
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Fair Housing Impediments
An impediment to fair housing is anything that may hinder or prevent a person from having equal
access to housing because of their membership in a federal or State of Wisconsin protected
class.3 Impediments may take the form of a governmental entity’s policy, practice or procedure;
housing industry practices; and other societal factors that may contribute to impeding a person or
family from obtaining housing. Impediments in the report fall into one or more of three
categories: City of Appleton impediments, state and federal impediments, and private market
impediments. Though the City may have limited ability to address impediments in the private
market and at the state and federal levels, this report would be incomplete without listing them.
City of Appleton Impediments
Impediment #1: Limited Fair Housing Ordinance
Provisions of the ordinance limit the City’s ability to address housing discrimination.
Problematic aspects of the ordinance include: the lack of clarification of persons protected;
limited protection for persons with disabilities; the lack of protections for gender identity and
gender expression; penalties for violations of the law are substantially lower than those under
either federal or state fair housing laws; issuance of fines requires the act of discrimination be
willful; the scope of a civil action is unclear; it is unclear whether victims of illegal housing
discrimination can obtain compensatory or punitive damages; the ordinance is not clear in
prohibiting discrimination in the homeowners insurance industry; the prohibition against
discriminatory advertising is limited and restrictive; and some provisions are limiting and
burdensome to a complainant and may be a disincentive to file complaints with the City.
Impediment #2: Need for Accurate Assessment of Affordable and Accessible Housing Supply
An adequate accessible housing supply consists of Appleton accessible housing demand
corresponding with Appleton accessible housing supply, in which households do not pay 30% or
more of their income on housing costs. Therefore an adequate supply of accessible housing must
also take into account area wages and incomes. Nearly 11.7% of Appleton’s population has a
disability (including physical disabilities, mental disabilities, mobility disabilities and “other”).
Difficulty in establishing whether the need for affordable and accessible housing is being met is
due in part to the fact that data documenting the actual number of accessible, private housing
units is not available. Based on interviews with some Appleton stakeholders, the need for such

3

Protected classes listed in the Federal Fair Housing Act and the Wisconsin Open Housing Law include race,
religion, color, national origin, sex, disability, familial status, marital status, sexual orientation, ancestry, age, status
as a victim of domestic abuse, sexual assault and stalking, and lawful source of income.
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housing is apparent.4 However, contradicting this assertion, the Appleton Housing Authority
(AHA) has made accessible rental units available to persons with disabilities. Some units
remained vacant for more than 2 months, waiting for a person with a physical disability. Further,
the Outagamie County Housing Authority has approximately 80 accessible apartments.
Frequently, those units go unfilled by a person with a physical disability for a number of months
and have to be filled by a tenant without a disability. A possible explanation for this
contradiction is that the persons with disabilities unable to find accessible housing do not
income-qualify for the housing authorities’ accessible units.
Impediment #3: Inadequate Affordable Housing Supply Relative to Residents’ Income
In order for affordable housing supply to be considered adequate, it must be sufficient to meet
local households’ demand for housing that does not necessitate that they pay 30% or more of
their income on housing costs. A shortage of affordable housing may not appear to be a fair
housing issue on its face. However, the negative impact that lack of affordability has particularly
on persons with disabilities, people of color, families with children or the elderly cannot be
ignored. An adequate supply of affordable housing, both for ownership and rental, is essential for
an open and inclusive housing market in Appleton.
Over 41% of Appleton renters have a housing cost burden. African Americans, Asian
Americans and Latinos are much more likely to rent their homes than whites in Appleton, and
therefore are far more likely to have a housing cost burden. Additional evidence of the
affordable housing shortage can be found in the Appleton Housing Authority’s waiting list. The
Housing Authority currently assists 597 households with rent assistance vouchers. The waiting
list to obtain a voucher as of November 2012 had grown to about 1300 families5.
The U.S. Census defines overcrowded as a household that has more persons than the number of
rooms it occupies. In 2011, 1.4% of the City’s households were overcrowded. As analyzed in
the Demographics chapter, the percentage of overcrowded households is much higher among
people of color. Negative health and socioeconomic implications often exist for the people who
are forced to double up or live in a housing unit that is too small or of poor structural quality.
Further, some people who are “doubled up” in overcrowded households may not be on the unit’s
lease, and thus particularly vulnerable to eviction and homelessness.

4
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Representatives from Options for Independent Living identified the need for affordable, accessible housing.
30% of the waiting list does not meet the AHA’s local preference of living in Outagamie County
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Impediment #4: The Restriction of Group Homes, Community Based Residential Facilities, and
Community Living Arrangements

Under State of Wisconsin law, Community Living Arrangements (CLAs) or Community Based
Residential Facilities (CBRFs) refer to residences where 5 or more unrelated adults reside. Care,
treatment or services above the level of room and board are provided to residents as a primary
function of the facility.
Regulating CLAs through zoning can have a variety of fair housing implications. The City of
Appleton’s Ordinance (Section 23-52) includes the following requirement: “The total capacity of
CLAs within any aldermanic district may not exceed one percent (1%) of the total population of
that aldermanic district. Spacing restrictions have been struck down by the Federal Court as a
violation of both the federal Fair Housing Act and the Americans with Disabilities Act.6 The 1%
rule has not been explicitly struck down by the Courts; however, several communities have been
sued for their 1% rule. Rather than argue the rule in court, those communities have rescinded
their rule.
According to City of Appleton planners, someone seeking to develop a CBRF/CLA in an
aldermanic district that currently exceeds, or will exceed, the 1% cap on CBRFs/CLAs would
need a special use permit to proceed with the development. While this process can allow for the
development of CBRF/CLAs, it may create additional hurdles to the group home developer and
is a potential barrier for housing persons with disabilities in a group home establishment.

State and Federal Housing Policy Impediments
While the City of Appleton is indirectly involved in these State and federal impediments, they
must be addressed, as they impact the City’s ability to “affirmatively further fair housing.” 7 State
and federal impediments include:
Impediment #5: Transit Needs
Public transit policies affect all areas of life. They are tied to the area’s economy, housing
market, educational systems and health care, among other local characteristics. Given
Appleton’s increases in unemployment and poverty over the last several years, it is more
important than ever to facilitate as much access as possible between available jobs and the City’s
workforce. Seven percent of Appleton households do not own cars. Minorities and persons with
6

Oconomowoc Residential Programs v. City of Greenfield
Affirmatively further fair housing (AFFH) is a requirement for communities receiving HOME, CDBG and other
federal funds. HUD has not defined AFFH statutorily.
7
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disabilities have disproportionately low income in Appleton and elsewhere. Low-income
households are less likely to own cars. When people cannot access jobs and housing due to
transportation barriers, it becomes a fair housing issue.
Valley Transit has been responsive to community needs with their Connector service, extended
route to Eagle Flats, and Valley Transit II, a system for seniors and persons with disabilities.
However, Valley Transit is struggling to maintain the services it has. Precarious federal and
local funding and the structure of funding through municipal property taxes are not adequate to
sustain an effective transit system.8 A dedicated source of funding, such as through the
development of a Regional Transit Authority, should continue to be pursued through the state
legislature.
Impediment #6: Lack of Section 8 Housing Choice Voucher Availability to Meet Affordable
Housing Need
The current level of funding for the Section 8 program impedes local communities’ ability to
assist their population in finding quality affordable housing. The Appleton Housing Authority’s
Housing Choice Voucher Program has vouchers to assist 597 families. As rents increase, the
number of families assisted will likely be reduced. The Housing Authority’s waiting list of
eligible families includes about 1300 families – more than twice the number of available
vouchers. Although the AHA has been aggressive in reducing the overall cost of the HCV
program by reducing assistance payments through negotiated annual rent increases with
landlords, maintaining rent rates, and providing a preference for families with an income, the
federal rent assistance budget continues to fall short of the need.
Impediment #7: Lack of Resources/Incentives for Developers to Build for the Lowest Income
Households
Most resources for the development of affordable housing are provided through federal
programs. Resources for the building of new rental housing have lagged far behind the demand,
resulting in the shortage of affordable rental housing in many communities. Production of new
low-income housing today is primarily achieved through the Low Income Housing Tax Credit
(LIHTC) Program. While this is the most-utilized program for the production of affordable
housing, it is insufficient to overcome the affordable housing shortage, especially for the lowestincome families. Typically for LIHTC units to be affordable to the lowest income households, a
rent subsidy, or housing choice voucher, must be used to subsidize the affordable tax credit units.

In addition to federal funds, 10 municipalities, 3 counties and 3 nonprofits fund Valley Transit
services.
8
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Private Market Impediments
Private market impediments are obstacles to fair housing in the housing production, mortgage
lending, homeowners insurance, rental and home sales markets. Though the City of Appleton is
limited in its ability to directly address private market impediments, it can take a leadership role
in bringing these issues to the public’s attention and supporting fair housing enforcement and
education efforts in the private market.
Impediment #8: Inadequate Production of Affordable Housing
Affordable housing production in the private market is based on incentives that are usually
monetary. One of the impediments to fair housing in housing production is the lack of programs
that provide such incentives to developers. The lack of affordable housing, both private and
subsidized, is an impediment to fair housing choice. Because low-income persons are more
likely to be people of color, persons with disabilities, elderly or families with children, this is a
fair housing concern. Roughly 27% of the households in Appleton currently pay more than 30%
of their income toward rent.9 In short, well over a quarter of Appleton households reside in
unaffordable housing, resulting in harm to their overall economic well-being.
Impediment #9: Mortgage Lending
Discrimination in the Lending Market
Discrimination in mortgage lending prevents or impedes home seekers from obtaining the
financing to purchase a home. Racial discrimination in the home loan industry can be
based either on the race of the loan seeker or on the racial composition of the
neighborhood where the home being purchased is located. This latter form of
discrimination is commonly referred to as mortgage redlining. Most evidence of lending
discrimination is uncovered from systemic investigations. Because no such investigations
have taken place in Appleton in recent years, the existence of mortgage lending
discrimination cannot be confirmed.
Lack of Spanish and Hmong-speaking Lenders
For persons new to this country who do not speak English, or are more comfortable
speaking another language, obtaining a home mortgage can be even more stressful than
for other borrowers. Because non-English speaking persons seeking a mortgage often
have to rely on their children or other family members to translate, errors and
misunderstandings are more likely to occur, and discrimination or fraudulent practices are
9

2005-2010 American Community Survey
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less likely to be uncovered. Both Hmong– and Spanish-speaking lenders exist in
Appleton. However, there is not enough variety in the products and services offered by
these limited lenders to effectively serve the community.10

Foreclosures
Foreclosures of single-family homes are a serious threat to neighborhood stability and
community wellbeing.11 Foreclosures, particularly in lower-income neighborhoods, can
lead to vacant, boarded-up, or abandoned properties. These properties, in turn, contribute
to the stock of “physical disorder” in a community that can create a haven for criminal
activity, discourage ‘social capital formation’ and lead to further disinvestment.12
Impediment #10: Homeowners Insurance
Discrimination in the Homeowners Insurance Market
Homeowners insurance is a requirement for a home mortgage; therefore, the impact of
discrimination in the insurance industry is reflected in racial and ethnic homeownership
rate disparities. Racial discrimination in the provision of insurance not only denies fair
housing choice, but also fosters disinvestment and the deterioration of neighborhoods.
Individual complaints concerning discrimination in the insurance market are relatively
rare. The nature of such discrimination is underreported; however, lack of evidence does
not disprove existence. Most evidence of discrimination in the provision of homeowners
insurance is uncovered from systemic investigations. No such investigations have taken
place in Appleton.
Language Barriers in Obtaining Homeowners Insurance
The area of homeowners insurance can be very complex and technical; many
homeowners, especially those purchasing their first home, may be confused or lack
knowledge about the proper coverage necessary for their property. This confusion can be
exacerbated when homeowners speak languages other than English, or for whom English
is a second language. In Appleton, the shortage of Hmong and Spanish-speaking
insurance agents can be an impediment not only to minority homeownership, but also for
10

Interviews with representatives of the Hmong American Partnership and Casa Hispana.
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Maintenance issues involving foreclosed properties are a source of complaints municipal governments have
received since the real estate bust. Appleton logged 516 weed complaints in 2008. They dropped to 379 in 2009
12

Immergluck, Dan and Smith, Geoff, “There Goes the Neighborhood: The Effect of Single-Family Mortgage
Foreclosures on Property Values”; Georgia Institute of Technology and the Woodstock Institute, June 2005
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obtaining proper insurance coverage for this group of consumers. Interviews with
representatives from the Hmong American Partnership and Casa Hispana indicate there is
a need for more agents who speak Hmong and/or Spanish.
Impediment #11:
Discrimination in the Sales and Rental Markets
A major impediment to housing choice is discrimination in the sale and rental of housing.
MMFHC has received 155 complaints from Appleton residents from January 2003 to December
2012. In Appleton discrimination based on a disability remains the most frequent basis of
complaints filed in the housing market, as evidenced by MMFHC complaint data. The protected
classes of race, family status, and sex are also among the complaints most frequently taken by
the Metropolitan Milwaukee Fair Housing Council for the City of Appleton. Because of the
subtleties of discrimination, the numbers of complaints filed does not necessarily reflect the
extent of discrimination within a community. Evidence generated by systemic investigations and
complaints shows that despite legislation and enforcement efforts, discrimination remains a
pervasive fact in Appleton.
Lack of Spanish and Hmong-speaking Real Estate Brokers
As discussed in the section on homeowners insurance, it is essential for non-English speaking, or
limited English speaking persons to have access to housing professionals who are bi- or
multilingual. This assures that all homeseekers are afforded the same information and service
when purchasing housing. With the burgeoning Hmong and Spanish-speaking populations in
Appleton, it is important to ensure an equal level of service be available to alleviate this
impediment to fair housing choice. To adequately serve the community, more Hmong– and
Spanish-speaking brokers are needed to provide more variety in the products and services
offered.13

Recommendations
Recommendations designed to dismantle the identified barriers to fair housing are the most
critical element of this document. This section, therefore, should be used as a starting point for
the City of Appleton to develop and implement a comprehensive fair housing action plan. The
recommendations are presented in three categories: City of Appleton recommendations, state and
federal policy recommendations and private market recommendations.

13

Interviews with representatives of the Hmong American Partnership and Casa Hispana.
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City of Appleton Recommendations
The City has some direct control over implementation of these recommendations.
Recommendation #1: Create a Citywide Housing Trust Fund
The City of Appleton should support the development of a local Housing Trust Fund (HTF) – a
new, ongoing, dedicated source of revenue to support affordable and accessible housing. The
HTF could support a wide range of housing needs, including but not limited to: permanent
housing services for the homeless, the development and preservation of affordable rental units as
well as supporting first-time homebuyers and preserving the homes of existing homeowners.
Recommendation #2: Support Comprehensive Fair Housing Services
HUD has verified that enforcement, education and outreach are the most viable means of
combating illegal housing discrimination.14
a. Support of Comprehensive Fair Housing Services
The City should continue support the provision of comprehensive fair housing services to
conduct: housing discrimination complaint intake, investigation and legal referral services for
victims of discrimination; investigations of systemic forms of illegal discrimination; outreach
and education throughout the community; fair lending activities; and research and advocacy
on community and economic development issues. Based on national testing studies, HUD
estimates there are over three million acts of housing discrimination that occur annually.
Yet, according to the National Fair Housing Alliance (NFHA), only 1% of these incidents are
reported to public and private fair housing enforcement agencies annually.
b. Training for City Staff and Elected Officials
The City of Appleton’s staff of appropriate City departments should be regularly trained and
familiarized on the provisions of fair housing law, services of the local fair housing
organization and the facilitation of fair housing and fair lending referrals.
Recommendation #3: Engage in “Affirmatively Furthering Fair Housing” Mapping and Data
Gathering

14

HUD affirmatively furthers fair housing through inclusive development, education, enforcement of fair housing
laws, expanded training and language assistance. From the written testimony of Shaun Donovan Secretary of U.S.
Department of Housing and Urban Development (HUD) Hearing before the Subcommittee on Transportation,
Housing and Urban Development, and Related Agencies U.S. Senate Committee on Appropriations on “FY 2013
Budget Request for the Department of Housing and Urban Development” Thursday, March 1, 2012
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a. Include home accessibility in the City of Appleton’s assessment inspections and the
Appleton Housing Authority’s HQS inspections. Work with the local independent living
center to train inspectors and assessors to perform this function. Once data is gathered,
the City should maintain a map of the location of accessible housing.
b. Map High-Opportunity Census Tract/Neighborhoods in the City and/or Region.
Understanding where employment opportunities, high performing public schools, green
space, transit access and other opportunities exist will help policymakers at both the City
and Housing Authority determine where affordable housing should be located.15
Recommendation #4: Produce an Annual Report of Lending Practices
The City should produce or contract with a qualified organization such as the National
Community Reinvestment Coalition16 to produce and distribute a 5-year report of lending
activity in the city. A report containing such analyses would be a valuable resource in the City’s
ability to analyze lending patterns and respond to lending practices that harm Appleton residents.
Recommendation #5: Review and Amend Local Fair Housing Ordinance
At a minimum, the following changes need to be made to Appleton’s fair housing ordinance if it
is be an effective tool for dismantling impediments to fair housing:
a. The Ordinance’s protected classes should be listed at the beginning of the Ordinance’s
text, and each protected class should be defined.
b. The Ordinance’s protections for persons with disabilities should be expanded to mirror
state and federal fair housing law. Further, the Ordinance should include requirements for
accessibility in the design and construction of new multifamily housing.
c. Protections under the Ordinance should be extended to include Gender Identity and
Gender Expression. Gender identity or expression means a gender-related identity,
appearance, expression or behavior of an individual, regardless of the individual’s
assigned sex at birth.
d. Penalties for violating the Appleton Ordinance should be raised to a level similar to either
state or federal fair housing law, and should make compensatory and punitive damages
available to victims of discrimination.
e. The Ordinance’s requirement that an illegal act by a housing provider be “willful” in
order for civil forfeitures to be assessed should be eliminated.
15

Models for mapping opportunity or creating opportunity indices can be found at the Kirwan Institute at Ohio State
University. http://kirwaninstitute.osu.edu/research/opportunity-communities/
The U.S. Department of Housing and Urban Development is also working on opportunity mapping for many regions
in the country.
16
The cost for an NCRC lending analysis starts at approximately $2000.
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f. The Ordinance should be amended to clarify what civil action is permissible under the
Ordinance and what role and benefits the victim of discrimination is afforded in such
actions.
g. The Ordinance should follow the Wisconsin Open Housing Law in expressly prohibiting
discrimination in the procurement of homeowners insurance.
h. The Ordinance’s definition of advertising covered should be expanded to include
advertising in the areas of lending, insurance and banking.
i. The Ordinance should eliminate the requirement that written complaints be notarized, and
should lengthen the statute of limitations to one year.
Recommendation #6: Continue to Utilize Appropriate Financing Mechanisms to Produce
Accessible Housing and Affordable Housing
The City of Appleton partners with AHA and housing developers to create affordable and
accessible housing. Ongoing efforts should continue to be made to utilize available, appropriate
financing mechanisms, such as Tax Incremental Financing (TIF) to increase the production of
accessible housing units for persons with disabilities.
Recommendation #7: Amend Zoning Ordinance Regarding Community Living Arrangements
The City of Appleton’s Ordinance (Section 23-52) includes the following requirement: “The
total capacity of CLAs within any aldermanic district may not exceed one percent (1%) of the
total population of that aldermanic district.” This presents a potential barrier to persons with
disabilities and should be reviewed in terms of current and future legal implications and potential
liability. Advocates have successfully challenged similar municipal ordinances as violations of
the Federal Fair Housing Act. The City should partner with disability advocacy groups to review
and analyze the Community Living Arrangements section of its zoning ordinance.

State and Federal Recommendations
The City of Appleton may have limited control over implementation of state and federal
recommendations, but to omit this category from this report would leave readers with an
incomplete understanding of the fair housing issues facing its residents.
Recommendation #8: Continue to Advocate for a Regional Transit Authority
Appleton’s increasing unemployment and poverty over the last several years, makes it more
important than ever to facilitate as much access as possible between available jobs and the City’s
workforce. The threat of service cuts to Valley Transit requires it to struggle to maintain its
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current level of services. A dedicated source of funding, such as through the development of a
Regional Transit Authority, should continue to be pursued through the state legislature.

Private Market Recommendations
As in the category above, the City of Appleton’s ability to implement these recommendations
may be limited, but those limitations do not completely absolve the City from attempting to
execute these recommendations through whatever means at its disposal. Creative, proactive City
initiatives could have a large impact on the elimination of fair housing impediments in the
private market.
Recommendation #9: Advocate for Open and Inclusive Real Estate and Rental Markets
Appleton should advocate for more open and inclusive home rental and sales markets by
working with the housing industry as follows:
a. The City should use its relationships within the housing industry to encourage housing
providers to seek training from a reputable, experienced fair housing service provider.
b. The City should encourage greater efforts on the part of the lending, real estate and rental
industries to hire and train minority and bilingual lenders, underwriters, real estate and
rental professionals.
c. The City should promote more active participation by providers of rental housing in local
rent assistance programs to expand locational choice for low-income and minority
residents.

xiv

Introduction
Introduction

The Analysis of Impediments to Fair Housing (AI) is a report required by the U.S. Department
of Housing and Urban Development (HUD) from communities that receive Community
Development Block Grant (CDBG), HOME and other entitlement funds. However, to maximize
the potential of this report, City officials must view it as more than just a requirement for
receiving block grant funding. It should be used as a meaningful tool enabling the community to
take steps to ensure equal access to housing opportunities for all persons in Appleton.
The AI is part of a Consolidated Plan. The Consolidated Plan requires grantees to submit an
“Affirmatively Furthering Fair Housing” certification, which requires:
1) the jurisdiction complete the AI;
2) the jurisdiction take actions to overcome effects of the fair housing impediments
identified and
3) the jurisdiction report on actions taken to overcome the effects of the impediments
identified in the AI.17
Actions taken to overcome impediments should be reported in the jurisdiction’s Consolidated
Annual Performance and Evaluation Report (CAPER). Jurisdictions should also report on the
actions they plan to take during the coming year in the Annual Plan that is submitted as part of
the Consolidated Plan.
Fair Housing
Fair housing is a civil right that guarantees equal housing opportunities for all persons regardless
of their membership in categories called “protected classes.” Protected classes under federal and
state fair housing laws are listed in Figure 1.
An impediment to fair housing is anything that may hinder or prevent a person from having equal
access to housing because of their membership in a protected class. Impediments may take the
form of a city, county or other governmental entity’s policy, practice or procedure, housing
industry practices, or other societal factors.

17

Memorandum from Carolyn Peoples, Assistant Secretary for Fair Housing and Equal Opportunity in which
guidance is issued on February 14, 2000, regarding the requirement that state and local entitlement jurisdictions
receiving funding through the Consolidated Plan process should update, where appropriate, its Analysis of
Impediments to Fair Housing Choice (AI).
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Figure 1: Federal and State Protected Classes
Wisconsin Open Housing Law
Protected Classes

Federal Fair Housing Act
Protected Classes

State law includes all federal protections, plus:

Race – A person’s race or the race of persons with
whom one associates.
Color – A person’s skin color.
Sex – A person’s sex, including sexual harassment
or intimidation.
National Origin – The country of one’s birth and/or
the nationality of one’s ancestors.
Religion – A person’s religious beliefs or
denominational affiliation.
Disability/Handicap – A physical or mental
impairment that substantially limits one or more
major life activities.
Family/Familial Status – Household
composition, including the presence
of children.

Age – Persons 18 years of age and older.
Ancestry – The country of one’s birth and/or the
nationality of one’s ancestors.
Marital Status – Married, single, divorced, widowed
or separated.
Lawful Source of Income – A person’s legal
means of income, including such subsidized forms
as Social Security, Food Stamps, Unemployment
Compensation, etc.
Sexual Orientation – Heterosexuality,
homosexuality and bisexuality.
Domestic Abuse, Sexual Assault and Stalking
Victims – Persons who have been or are victims of
domestic abuse, sexual assault or stalking.

Scope of the Study
The City of Appleton: Analysis of Impediments to Fair Housing 2013 contains several
components. First, the study provides an analysis of demographic and economic characteristics
in relation to their impact on fair housing. Included are descriptions of Appleton’s racial and
ethnic composition, household profiles, population of persons with disabilities, homeownership,
age distribution, employment and income levels, poverty, unemployment patterns, housing
supply characteristics, education and linguistic isolation. Next, the report identifies impediments
to fair housing. Impediments are organized into three broad categories: City of Appleton
impediments, federal and state impediments, and private market impediments. Finally, this
report lists recommendations for dismantling the impediments to fair housing choice.
The fair housing impediments and recommendations in this document are prepared in accordance
with HUD’s Fair Housing Planning Guide. The Fair Housing Planning Guide recommends the
AI be prepared in a comprehensive manner, to view fair housing issues at local, regional, state
and national levels.
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Demographics and Economic Characteristics Analysis:
Fair Housing Implications

Appleton’s housing conditions, as well as housing conditions throughout the country, are created
by a complex combination of factors, including:






illegal discrimination in the housing market,
geographic preferences of home seekers,
demographic shifts,
changes in the number and structure of households, and
trends in the larger economy.

Appleton’s demographic, economic and social characteristics will be discussed in this section of
the study, with emphasis on characteristics related to impediments to fair housing choice in the
housing market.
American Community Survey (ACS) and U.S. Census data for the City of Appleton was used as
a source for the majority of demographic information in this section. Additional data sources
and geographic information systems (GIS) maps were also used to map socioeconomic and
housing market conditions and assist in highlighting patterns that may otherwise go unnoticed.

Table 1: Appleton Population Distribution, 1990 – 2010

City of Appleton
Appleton MSA

1990 Population
65,695
315,121

2000 Population
70,087
358,365

2010 Population
72,623
*225,666

* The Appleton MSA boundaries changed between 2000 and 2010. See explanation below.

According to the 2010 U.S. Census, Appleton’s population was 72,623, a slight increase of 3.6%
from 2000. Between the 2000 census and the 2010 census, the Appleton-Neenah-Oshkosh
Metropolitan Statistical Area (MSA) split into two MSAs - the Appleton MSA and the OshkoshNeenah MSA. This explains the sharp decline in MSA population between 2000 and 2010. The
combined population of both the Appleton MSA and the Oshkosh-Neenah MSA in 2010 was
392,660, an increase of almost 10% between 2000 and 2010. Currently, the City of Appleton
comprises about 32% of the Appleton MSA population.
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Racial Composition
An examination of demographic changes reveals significant increases in nonwhite residents in
Appleton between 2000 and 2010:





The Hispanic population increased by 105.2%.
The Asian population had an increase of 32.7%.
The African American population increased by 79.6%.
White residents comprise 87.5% of the City’s population, a reduction of 0.5% since 2000.

Table 2 : City of Appleton Population by Race
and Ethnicity Over Time
1980
Race

1990

2000

2010

Population

%

Population

%

Population

%

Population

%

57,781

97.6

63,458

96.6

63,249

90.2

63,553

87.5

African
American

47

0.1

163

0.2

677

1

1,216

1.7

American
Indian

184

0.3

279

0.4

373

0.5

489

0.7

Asian or
Pacific
Islander

313

0.5

1,582

2.4

3,224

4.6

4279

5.9

Other Race

476

0.8

213

0.3

1,820

2.6

1622

2.2

744

1.1

1439

2.0

White

Two or
More
Races
Total

59,032

65,695

70,087

72,623

Latino/
Hispanic

327

0.6

577

0.9

1,775

2.5

3643

5.0

Not
Hispanic

58,705

99.4

65,118

99.1

68,312

97.5

68,980

95.0

Total

59,032

65,695

70,087

72,623

Appleton Area School District ethnicity data for 2011, Table 3 below, reveals even greater
diversity in the student population. Differences between the U.S. Census/ACS and school data
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on race and ethnicity may be due to a variety of factors. For instance, multiracial families (those
in which interracial couples have multiracial children) are becoming more common.18 Also,
immigrant populations may be underreported in the U.S. Census and ACS, whereas the school
district may be more likely to obtain more accurate data. Additionally, the geographic
boundaries of the school district and the city are not exact, as shown on Map 1.

Map 1: Appleton Area School District and Appleton City Limits
Boundaries

18

According to the 2010 US Census, the multiracial population among American children has increased almost 50
percent, to 4.2 million, since 2000, making it the fastest growing youth group in the county.

5

Table 3: Appleton Area School District Race and Ethnicity Compared
with City Race and Ethnicity
Race/Ethnicity
White
Hispanic
Asian
African American

School District
76.1%
7.5%
11.1%
4.5%

City
87.5%
5.0%
5.9%
1.7%

Appleton is becoming more racially and ethnically diverse, regardless of the data source. With
growing diversity, awareness of the nature of housing discrimination and how to address it is
essential.
In the past, legally sanctioned discriminatory housing practices created segregated and unequal
neighborhoods and communities throughout the United States. Although discrimination is no
longer legal, it is still a serious problem.
Prior to the passage of the Fair Housing Act of 1968, various forms of discrimination and
institutional racism were legal: racially restrictive covenants, 19 redlining by banks and insurance
companies,20 discrimination in real estate and rental practices, racially segregated public housing,
blockbusting,21 Federal Housing Administration22 and Veterans Administration mortgages, urban
renewal,23 freeway construction, white flight,24 central city disinvestment and exclusionary
zoning25/NIMBYism26 in the suburbs. Over a century of legalized discrimination and

19

Racially restrictive covenants contractually required buyers of property to sell their homes only to people of
particular races.
20
Redlining is a practice in which banks and/or insurance companies do not offer their products or services, or offer
inferior products or services, within predominantly minority neighborhoods.
21
Blockbusting is the practice of inducing homeowners to sell their properties by making representations regarding
the entry or prospective entry of persons of a particular race or national origin into the neighborhood.
22
Underwriting guidelines for Federal Housing Administration (FHA) mortgages required that "properties shall
continue to be occupied by the same social and racial classes" through the 1930s and FHA practices solidified dual
housing markets for whites and African Americans that persist today in cities across the country (Bradford 1979;
Bradford and Cincotta 1992).
23
Urban renewal, referred to by many as "Negro Removal," uprooted entire minority communities with little or no
consideration or concern regarding the impact on the existing residents. Moreover, those plans often resulted in the
discriminatory taking of property, thus stripping wealth and equity from these communities. (Written testimony of
Cheryl Ziegler, Director, Housing and Community Development Project Lawyers’ Committee for Civil Rights
Under Law, Before the Charleston City Council)
24
The departure of white families usually from urban neighborhoods undergoing racial integration or from cities
implementing school desegregation.
25
Exclusionary zoning laws establish maximum density and minimum lot size requirements restrict opportunities
for low-income households, thus effectively discriminating against minorities.
26
NIMBY is an acronym for “Not In My Back Yard.” A term for resistance to unwanted development, in this case,
any development that may attract person of other races or classes.
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institutionalized racism created a system in many parts of the country in which racial segregation
was the only possible result.
Table 4 shows that the Appleton MSA has become more integrated since 2000. A value of "0"
reflects absolute integration; a value of "100" reflects absolute segregation. A decreasing score
from 2000 to 2010 shows increased integration.

Table 4: Residential Integration: Dissimilarity in Appleton MSA 201027
2000

2010

Non-Hispanic Black

42.6%

38.2%

Non-Hispanic Asian/Pacific
Islander

42.6%

42.7%

Hispanic

30.1%

24.9%

Non-Hispanic American Indian or
Alaska Native

60.5%

59.5%

Source: Diversitydata.org and Harvard School of Public Health

When dissimilarity is reviewed for five other Wisconsin Metropolitan Statistical Areas (Green
Bay, Sheboygan, Wausau, Milwaukee/Waukesha/West Allis, and Eau Claire), Appleton appears
more integrated than these other communities, particularly when looking at black and Hispanic
segregation. Segregation of the Asian and Native American populations in Appleton is relatively
high. The City should continue working with leaders in the Asian and Native American
communities to address housing issues.

27

Dissimilarity is the evenness with which one racial population group is located (or segregated) within a metro
area, with respect to another racial group. The dissimilarity statistic is interpreted as the proportion of one racial
group that would need to relocate to another neighborhood (census tract) for that racial group to be distributed
across the metro area like a second (reference) racial group. A value of "0%" reflects absolute integration; a value of
"100%" reflects absolute segregation.
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Table 5: Residential
Communities

Integration:

Green Bay Sheboygan

Dissimilarity

in

Wisconsin

Wausau

Milwaukee*

Eau Claire

Appleton

Non-Hispanic Black

52.3%

49.3%

41.5%

81.5%

40.8%

38.2%

Non-Hispanic
Asian/Pacific Islander

38.7%

46.3%

42.5%

40.7%

36.1%

42.7%

Hispanic

52.1%

38.8%

24.1%

57.0%

19.1%

24.9%

46.0

28.0%

29.9%

41.8%

21.4%

59.5%

Non-Hispanic
American Indian or
Alaska Native

* Milwaukee-Waukesha-West Allis MSA.

Source: Diversitydata.org and Harvard School of Public Health

Map 2 indicates areas of minority resident concentrations and minority students in Appleton.
The greatest concentrations on the map, in red and orange, generally coincide with multi-family
and two-family housing zoning districts. This also correlates with the data presented later in this
chapter indicating persons of color are more likely to rent than whites.

IDENTIAL INTEGRATION AND NEIGHBORHOOD CHARACTERISTICS:
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Map 2: Non-whites in City of Appleton (source Census, ACS, Appleton
Area School District)

Dissimilarity with Non-Hispanic Whites by Race/Ethnicity
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Household Profiles

Throughout much of the U.S., an increase in the number of households is occurring at a rate that
exceeds population growth. This is due to numerous factors, including the growing number of
single person and single parent households, longer life expectancies and the rate of divorce. A
result of this trend is smaller household size. Consider:
 The number of households in Appleton increased from 26,864 to 28,874 between 2000 and
2010, or a 7.5% increase.
 The average household size decreased from 2.52 persons to 2.43 persons.
 The number of households with four or more persons decreased significantly between 2000
and 2011, from 6,539 to 5,418 households, or 17%.
 One-person households increased significantly during the same period. One-person
households now comprise 38.0% of the City’s households, compared with less than 25% in
1990.
 Two-person households also increased between 2000 and 2011 from 8,898 to 9,907, or 11%.
Minority households tend to be larger than white households; as a result, they are more likely to
require larger housing units or experience overcrowding (defined in the next chapter).
According to 2010 census data:
 White households have an average household size of 2.3 persons in Appleton, 2.37 persons
in Wisconsin.
 Asians have an average household size of 4.4 persons in Appleton, 3.36 persons in
Wisconsin.
 Latinos have an average household size of about 3.5 persons in Appleton and 3.43 persons in
Wisconsin.
 African Americans have an average of about 2.8 persons per household in Appleton and 2.69
persons in Wisconsin.
 In comparison, the average household size in Wisconsin is 2.44 persons and 2.64 persons the
U.S.
Although average household size declined, the 2011 ACS reported an increase in the percentage
of households that lived in overcrowded conditions. The traditional census definition of
overcrowded household is a household that has more persons than the number of rooms it
occupies. (Bathrooms and hallways are not included.) In 2011, 1.4% of the City’s households
were overcrowded, down from 2.6% in 2000. By race and ethnicity:
 0.7% of white households are overcrowded.
 26% of Asian American households are overcrowded
 7% of Latino households are overcrowded.
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For Native American and African American households the data was not available because
the sample was too small.

An important distinction must be made between situations in which individuals choose to live in
larger households comprised of extended family from those in which individuals live in multifamily households because they lack meaningful and affordable choices to live apart. There is
evidence that families forced into overcrowded housing situations may have a diminished ability
to manage daily stressors and successfully maintain supportive relationships, which can lead to
increased levels of psychological distress, helplessness, and even higher blood pressure.28

Table 6: Appleton Household Size, 1990 – 2011
Household Size

1990

2000

2011

Percent

Percent

Percent

1 Person

24.8

27.6

38.0

2 Person

33.2

33.1

34.1

3 Person

16.3

14.9

13.5

4 or More People

25.7

24.4

18.7

Total

100

100

100

Average
Household Size

2.65

2.52

2.43

In addition, the 2011 ACS indicates “married-couple family” units now make up fewer than half
(46.9%) of the City’s households, a decrease from 53% in 2005. Almost one in ten households
(8.7%) is headed by a female with “no husband present,” an increase from 8.2% in 2005.

Persons with Disabilities
Housing stock with inaccessible features impedes access for persons with many different types
of physical disabilities. Ensuring an adequate supply of accessible housing is a City goal. While
the actual number of accessible private housing units is not available, it is clear that supply of

28

G.W. Evans et. Al., “Chronic Residential Crowding and Children’s Well-Being: An Ecological Perspective,”
Child Development (69)6 (1998); SJ Lepore, GW Evans, and MN Pulsane, “Social Hassles and Psychological
Health in the Context of Chronic Crowding”, Journal of Health and Social Behavior 32(4) (1991); WR Gove, M
Hughes, and OR Galle, “Overcrowding in the Home: an Empirical Investigation of its Possible Pathological
Consequences,” American Sociological Review 44(1)(1979)
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such housing does not always meet demand. According to the 2011 American Community
Survey, 11.7% of Appleton’s population has a disability (including physical disabilities, mental
disabilities, mobility disabilities and “other”).
People with disabilities are more likely to have incomes below the poverty level in Appleton. Of
the Appleton non-institutionalized population of persons with disabilities, 20.7% have incomes
below the poverty level.29 Approximately 10.7% of Appleton’s total population has income
below the poverty level.30
Persons with disabilities are more likely to be unemployed or employed in lower paying jobs.
Based on income data as well as interviews with area Independent Living Centers31 serving
Appleton and Wisconsin, it is evident that persons with disabilities are proportionally more in
need of affordable housing than those without disabilities. The combined need for housing that
is both accessible and affordable poses great challenges for many.

Homeownership
More than two thirds of Appleton’s 2010 occupied housing units were owner-occupied. Almost
30% of Appleton’s housing was occupied by renters. Renter–occupied housing increased
significantly from 2005, potentially due to an increase in rental housing construction as well as
foreclosures forcing owner-occupants into rental housing. Homeownership rates by race and
ethnicity show significant disparities. In 2010, only 24% of African Americans owned their
homes. The homeownership rate for whites was almost three times that, at 69%. Fifty-one
percent of Asians and 56% of Latinos owned their homes. As home equity is often the
foundation for educational, employment and business opportunities, these disparities
disadvantage minorities. Impediments to homeownership are impediments to fair housing. Map 3
illustrates the areas of the city with the highest homeownership rates.

Table 7: Appleton, Renter/Homeownership Proportion, 2010
Occupied Units
Owner
Renter

2005
76.6%
23.4%

2010
70.2%
29.8%

29

2007 ACS 3-year Estimate; Table B18030
2011 ACS 1-year Estimate, Table S1701
31
Options for Independent Living (Northeast Wisconsin), IndependenceFirst (Metropolitan Milwaukee), Society’s
Assets (Racine), and Center for Independent Living for Western Wisconsin
30
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Map 3: Percent of Owner-Occupied Housing Units

Age Distribution
In 2011, 20.4% of the City’s population was 60 and older. The aging of Appleton’s population
has several fair housing-related repercussions. As the population ages, there will be a
corresponding need for increased enforcement of fair housing laws’ accessibility provisions, as
well as education for this population so that elderly persons are aware of their accessibilityrelated fair housing rights. In addition, housing providers and developers will require increased
access to education regarding their responsibilities to provide accessible housing.
The median age for Appleton residents was 39.2 years in the 2011 ACS, which is slightly older
than the U.S. median age of 37.3 and the Wisconsin median age of 38.7. Median age by race and
ethnicity varies significantly in Appleton. In 2011:
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The median age for whites was 41.3.
Asians had a median age that is 40% younger than that of whites, or 24.5.
Latinos had a median age that is 21% younger than whites, or 32.8.
The median age of African Americans was 30% younger than whites, or 28.7.

The significantly younger median age of minority households presents many implications for
future and current housing needs. Currently, larger units are needed to accommodate larger
families with children. The younger median age of persons of color suggests that many of these
persons are children, likely not yet owning or renting their own housing.

Employment, Income and Poverty
The City of Appleton’s unemployment rate has increased in recent years.32 Fully 4.6% of the
City’s labor force was unemployed at the time of the 2011 ACS. According to the Bureau of
Labor Statistics, by August 2012, the rate had increased to 6.3%.33 For the same time period, the
State of Wisconsin’s unemployment was slightly higher than the City’s at 7.3%. Data for
unemployment by race and ethnicity was not available.
Based on the 2010 ACS 5-year estimates, the African American poverty rate in metropolitan
Appleton is 49%, over five times the rate for whites (9.1%). Nationally, the rate is 2.3 times that
of whites. The Asian poverty rate is 20.3%; and for the Latino population, the poverty rate is
24.1%. Appleton’s employment and housing landscapes are working to much greater advantage
for whites than for African Americans, Asians and Latinos.
City median incomes by race and ethnicity further illustrate this disparity. The 2010 ACS 5-year
summary reported Appleton’s median household income at $51,275. White household median
income ($51,968) was significantly higher than that of black ($11,293) and Latino ($33,615)
households. Median city income of Asian households ($48,705) is slightly lower than that of
white households. Map 4 illustrates median income by census tract for the city.

32

An unemployed person is someone in the labor force not working but actively seeking employment.

33

According to the Bureau of Labor Statistics
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Map 4: Median Annual Income, 2010

Housing Supply Characteristics
In 2012, the median sale price for a single-family owner occupied unit was $126,000 in
Outagamie County. This compares to $187,400 in the U.S. and $134,250 in Wisconsin.34
Over 41% of Appleton’s housing was constructed before 1959; 28.1% was built between 1960
and 1979; and 30.8% was built after 1980. In general, older housing stock is often less
expensive, because it is more likely to be in disrepair or have greater maintenance needs, but it is
also more likely to be inaccessible to persons with disabilities.

34

According to the National Realtors and Wisconsin Realtors Association 2012 data.
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Appleton’s housing is primarily composed of two- and three-bedroom units (Table 9), which
together make up 71.2% of the total housing units. The prevalence of two- and three-bedroom
units is relevant given the need for larger housing units, particularly for many larger minority
families.

Table 8: City of Appleton Housing Units by Year Structure Built, 2010
Year Built

Number

Percent

Before 1940

6,124

20.1

1940 to 1949

2,167

7.1

1950 to 1959

4,194

13.8

1960 to 1969

3,345

11.0

1970 to 1979

5,210

17.1

1980 to 1989

3,885

12.8

1990 to 1999

3,145

10.3

2000 to 2004

1,888

6.2

2005 or later

458

1.5

Total

30,416

100.0

Table 9: City of Appleton, Housing Unit Size, 2009
Bedrooms
None
1
2
3
4
5 or more
Total

2009
Number
220
2,514
7,984
13,072
4,884
891
29,565

Percent
0.7
8.5
27.0
44.2
16.5
3.0
100.0
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Education
According to the 2006-2010 ACS, 91.4% of Appleton residents 25 years and older graduated
from high school. Sample sizes are too small to analyze educational attainment by race;
however, the 2000 Census revealed vast educational attainment disparities when analyzed by
race and ethnicity. For instance, Appleton Latinos (53.4%), Asians (57.5%) and African
Americans (58.3%) are significantly less likely to have a high school diploma than whites
(90.4%).
Disparities in education are important to fair housing for several reasons. First, persons with less
education tend to have lower incomes than those with more education. This reduces the range of
housing available to such households. Persons with less education and less income are more
likely to have limited access to financial resources that assist in purchasing a home or obtaining a
loan.

Linguistic Isolation
A household in which no member older than 14 years speaks English ‘very well’ is linguistically
isolated. Linguistic isolation hinders a person’s ability to integrate economically, academically
and socially into our society and has stranded many non-English speakers in low-wage jobs.
According to the 2005-2009 ACS 5-Year Estimate, 1.7% of Appleton households are considered
linguistically isolated. The predominant languages of these populations are Spanish and “Asian
and Pacific Island languages.” A population that is both minority and does not speak English
well may face discrimination based on national origin as well as challenges related to obtaining
housing, like communicating effectively with a rental agent, real estate agent, mortgage lender or
insurance agent.
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Map 5: Appleton, Linguistic Isolation, 2010
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Comparable Communities
It is helpful to compare Appleton to similar entitlement jurisdictions in Wisconsin.35 Using
2005-2009 ACS data and 2010 U.S. Census data, the cities of La Crosse, Wausau, and Eau
Claire were briefly reviewed to contrast some of Appleton’s demographics with those of other
communities.

Table 10: Appleton, La Crosse, Wausau & Eau Claire Total Population,
2010
2010 Population

Appleton

La Crosse

Wausau

Eau Claire

72,623

51,320

39,106

65,883

Table 11: Appleton, La Crosse, Wausau & Eau Claire Race and
Ethnicity Proportions (%), 2009
Percent White
Percent African American
Percent Asian American
Percent Hispanic

Appleton

La Crosse

Wausau

Eau Claire

87.5
1.7
5.9
5.0

91.7
2.2
4.1
0.9

85.2
0.9
11.3
1.3

90.3
1.1
4.6
1.9

Table 12: Appleton, La Crosse, Wausau & Eau Claire Poverty Rate (%)
by Race and Ethnicity, 2009
White Poverty Rate
African American Poverty
Rate
Asian American Poverty Rate
Hispanic Poverty Rate

Appleton
9.1
49.0

La Crosse
23.6
54.5

Wausau
10.0
35.5

Eau Claire
17.3
44.0

20.3
24.1

35.1
32.0

24.2
26.8

35.5
27.5

35

Entitlement jurisdictions are those that receive CDBG and/or HOME funds from U.S. Department of Housing and
Urban Development.
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Table 13: Appleton, La Crosse, Wausau & Eau Claire Median Income
by Race and Ethnicity, 2009
White Median Income
African American Median
Income
Asian American Median
Income
Hispanic Median Income

Appleton
$51,968
$11,293

La Crosse
$36,152
$16,851

Wausau
$41,614
$27,019

Eau Claire
$40,535
$29,306

$48,705

$39,103

$38,641

$30,000

$33,615

$28,000

$30,692

$27,326

Table 14: Appleton, La Crosse, Wausau & Eau Claire Homeownership
Rate (%) by Race and Ethnicity, 2009
White Homeownership Rate
African American Homeownership
Rate
Asian American Homeownership
Rate
Hispanic Homeownership Rate

Appleton
69.3
23.6

La Crosse
51.1
9.9

Wausau
63.2
0.0

Eau Claire
56.8
25.6

51.0

52.3

30.3

42.0

56.2

32.0

27.9

16.6

While Appleton is larger than the cities of Eau Claire, La Crosse and Wausau, similar disparities
among racial and ethnic lines exist. Similarities, illustrated in Tables 10 through 14 include:
 Asian Americans are the largest minority group in all four communities.
 People of color experience poverty at a higher rate than whites in all the communities.
 People of color have lower median incomes in all four communities, with the exception
of Asian Americans in Wausau and La Crosse, whose incomes are statistically identical
to those of whites.
 Racial and ethnic minorities have a significantly lower homeownership rate in all four
communities, with the exception of Asian Americans in La Crosse.
 Appleton’s income gap (as well as the poverty rate gap) between whites and blacks is
significantly more severe than other communities in the comparison above. Nationally
the gap is much smaller, with white median income at $55,992 and African American
median income at $33,223.
By and large, Appleton’s racial and ethnic disparities and related impediments are not unique to
Appleton and must be addressed by all communities.
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Appleton Housing Authority

Public housing authorities and entitlement communities have the obligation to affirmatively
further fair housing through their Public Housing Agency Plans.
The concentration of rent assistance vouchers and affordable housing in low-income and/or
minority census tracts contributes to racial, ethnic and/or income segregation, and therefore is a
barrier to equal housing opportunities. Map 6 illustrates higher concentrations of vouchers in
higher density residential neighborhoods. Subsequently, there is a lower density of vouchers in
neighborhoods with lower residential density. This map does not prove or disprove segregation
of vouchers in Appleton. Further research should be conducted to determine vouchers density
relative to population density. In the event of an over-concentration of vouchers, the City and
the Appleton Housing Authority should take steps to coordinate policies to counter this.
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Map 6: Housing Choice Vouchers (Rent Assistance) in Appleton
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Mortgage Lending Portfolio and Market Share Analysis
The National Community Reinvestment Coalition (NCRC) conducted a portfolio and market
share analysis using 2009 Home Mortgage Disclosure Act (HMDA) data for Appleton, including
all single-family lending loans to owner-occupants, and first lien loans. 36 For the portfolio share
analysis, NCRC evaluated market-rate and high-cost lending performance by race and ethnicity
of borrower (i.e. African American, non-Hispanic white, Asian, or Hispanic), and also by income
level of borrowers. 37 Lending patterns were then compared to the City’s demographics to
illustrate potential lending disparities. While responsible high-cost lending serves legitimate
credit needs, fair housing concerns arise when certain groups in the population receive a
disproportionate amount of high-cost loans. When high-cost lending crowds out market-rate
lending in traditionally underserved communities, price discrimination and other predatory
practices become more likely, as residents face fewer product choices. The NCRC analysis in its
entirety can be found in this document’s Appendix.










NCRC Summary and Conclusions
Low- and moderate-income (LMI) borrowers received approximately 31% of prime
conventional loans and 31% of total conventional loans, which is lower than the
percentage of LMI households (35%). In contrast, middle- and upper-income (MUI)
borrowers received 69% of prime loans and 69% of total conventional loans compared to
their share of households of 65%.
LMI borrowers were 1.79 times more likely than MUI borrowers to receive a high-cost
conventional loan.
LMI borrowers’ applications for conventional loan were more likely to be denied than
MUI borrowers’ loan applications. LMI borrowers’ denial rate was 12%, while MUI
borrowers’ was 7%.
LMI borrowers received a significantly higher share of prime Federal Housing
Administration (FHA) loans than their share of Appleton’s households. Since FHA loans
are more expensive than prime conventional loans, steps should be taken to increase
prime conventional lending to LMI households.
Hispanics and Asians received a higher percentage of prime FHA loans than their share
of households.
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Single-family loans include loans for home purchase, home improvement, and refinances.
Market-rate loans are loans made at prevailing interest rates to borrowers with good credit histories. High-cost
loans, in contrast, are loans with rates higher than prevailing rates made to borrowers with credit blemishes. The
higher rates compensate lenders for the added risks of lending to borrowers with credit blemishes.
37
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Minorities were more likely to be denied both conventional and FHA loans than nonHispanic white applicants. Hispanics were 2.5 times and Asians were 2.3 times more
likely than non-Hispanic white applicants to be denied a conventional loan.

NCRC’s analysis indicates that low- and moderate- income households as well as Hispanic and
Asian American households had higher denial rates than their population proportion. While
creditworthiness was not a component of the data analyzed, it may be a factor. Persons new to
this country often do not have established credit required. In addition, a disproportionate number
of persons of color do not have an established relationship with a conventional bank or financial
institution.
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Fair Housing Impediments

As mentioned in this report’s introduction, an impediment to fair housing is anything that may
hinder or prevent a person from having equal access to housing because of membership in a
federal or Wisconsin protected class. Impediments may take the form of a city or other
governmental entity’s policy, practice or procedure, housing industry practices, or other societal
factors.
Many government policies and actions can unintentionally pose barriers to fair housing choice in
a community. Identifying and understanding these barriers is a first step to dismantling them.
While housing and zoning policy may be facially neutral – it does not appear to be
discriminatory on its face - it is important to determine whether that policy is discriminatory in
its application or effect. The impediments below may have a disparate impact, or discriminatory
effect, based on race, national origin, presence of children in a household or other legally
protected classes.
This section describes fair housing impediments identified through MMFHC’s research and
interviews with community representatives38. Impediments are organized into three broad
categories:
 City of Appleton impediments,
 Federal and State of Wisconsin impediments,
 Private market impediments.
The City of Appleton’s ability to directly impact many of the federal, state and private market
impediments is limited. When writing a comprehensive analysis of impediments to fair housing
report, it is important that all impediments are identified in this document. The subsequent
recommendations, prioritization and implementation will be adjusted accordingly to reflect the
City’s limited role in remedying those impediments. Some impediments fall under more than
one of the above categories.

38

Interviews conducted with Casa Hispana, The Salvation Army Fox Cities, Fox Valley Warming Shelter, Options
for Independent Living, Inc., Habitat for Humanity, Goodwill, Legal Action of Wisconsin, Emergency Shelter,
Appleton Housing Authority, Hmong American Partnership, African American Advisory Commission, Fox Valley
Apartment Association
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City of Appleton Impediments to Fair Housing Choice: Procedures, Policies, and
Practices
Impediment #1: Limited Fair Housing Ordinance
The City of Appleton has incorporated its local fair housing provisions within Section 8
(“Human Relations”) of the City’s Municipal Code. Article II, entitled “Fair Housing,”
describes the City’s anti-discrimination laws in housing.
Several provisions of this ordinance limit the City’s ability to address housing discrimination and
therefore are impediments to fair housing. These same impediments were identified in the City’s
2006 AI, but no improvements to the ordinance have yet been made. Listed below are some of
the problematic aspects of the ordinance.
a) Lacks Clarification of Persons Protected Under the Ordinance
The Appleton Ordinance defines only two of the thirteen classes protected under the Ordinance.
Although the law provides some clarification of “family status”, the lack of detail about the other
protected classes can lead to confusion for both housing providers and consumers as to who is
specifically protected under this law. Including definitions of some protected classes could
alleviate such confusion and would be consistent with the Wisconsin Open Housing Law which
defines “age”, “disability” and “sexual orientation.”
Moreover, the protected classes covered by this Ordinance are currently listed towards the end of
the statute. Because this information is essential to determine whether an individual may or may
not be protected by this law, it is typically described earlier in fair housing statutes (see both the
federal and state fair housing laws). As currently placed and written, it is difficult to readily
ascertain the provisions of this law.
b) The Ordinance Has Limited Protection for Persons with Disabilities
The Ordinance lacks adequate protection for persons with disabilities. Specifically:
o

The Ordinance does not contain a provision that would permit persons with
disabilities to make reasonable modifications of existing housing to allow full use
and enjoyment of the housing. Such a provision, found in both federal and state
fair housing laws, ensures that persons with disabilities may make modifications
to the premises, such as a ramp to the outside door of a building for persons who
use a wheelchair or a strobe light to alert persons with hearing impairments of
emergency situations within a building. There is well-established federal case law
as to the protections and rights under this provision of the law.
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o

o

o

o

The Ordinance does not allow for the provision of reasonable accommodations in
rules, policies, practices or services to permit persons with disabilities full use and
enjoyment of housing. Such accommodations might include a designated parking
space to allow a tenant with a disability closer and easier access to the building.
This opportunity for persons with disabilities to obtain such accommodations is
contained in both state and federal fair housing laws and there is well-established
case law in this area.
Persons with disabilities who need animals to assist them have no protection
against discrimination under the Ordinance. The state and federal fair housing
laws have provisions that ensure protection for persons in need of such assistance
animals.
Requirements that housing be designed and constructed to ensure accessibility for
persons with disabilities are absent in the City Ordinance. Therefore, under the
current Ordinance it is not a violation to build a multifamily development in
which doors are too narrow for persons in a wheelchair or multiple steps at an
entrance door. Both the federal and state fair housing laws include such
requirements.
There is no definition of “disability” contained in the Ordinance. This omission
can create confusion and misinterpretation for both housing providers and
consumers and limit housing opportunities for persons with disabilities. Both the
state and federal fair housing law include definitions of “disability” that could be
used in the Appleton Ordinance to ensure persons with disabilities are afforded
equal and open housing opportunities.

The omission of these protections can send a chilling message to persons with disabilities in
Appleton regarding the level of concern the City has for furthering housing opportunities for
persons with disabilities. These omissions are particularly egregious, as enhanced protections for
persons with disabilities have been contained in the federal law since 1988 and the state law
since 1992.
c) The Ordinance Lacks Protections for Gender Identity and Gender Expression
Appleton’s Ordinance does not include protections for Gender Identity and/or Expression. In a
study by the National Gay and Lesbian Task Force, respondents reported various forms of direct
housing discrimination. Nineteen percent reported having been refused a home or apartment and
11% reported being evicted because of their gender identity/expression.
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Although the Fair Housing Act does not yet include sexual orientation, gender identity and
gender expression, a new HUD Rule39 prohibits discrimination on those bases in HUD funded
housing. Assistant Secretary for Fair Housing and Equal Opportunity at HUD, John Trasvina,
expressed the need for amending the Fair Housing Act to include sexual orientation, gender
identity and gender expression. Under the new rule, Federal Housing Administration-insured
mortgage financers are prohibited from making loan decisions based on sexual orientation or
gender identity.
Over 165 cities and counties provide protections on the basis of gender identity and expression.
Seventeen states ban housing discrimination on the basis of gender identity and expression.
d) Penalties for Violations of the Law are Substantially Lower than Those Under Either Federal
or State Fair Housing Laws
The City of Appleton mandates that the penalty for illegal housing discrimination will be not less
than $100 nor more than $1000. Subsequent violations of the law within 5 years of a prior
adjudication will be not less than $1000 and not more than $10,000. These forfeitures are in
sharp contrast to those under the federal law which are $11,000 for a first violation, $27,500 for a
second violation within 5 years and $55,000 for a third violation. Penalties under the Wisconsin
Open Housing Law are respectively $10,000, $25,000 and $50,000.
Civil forfeitures are intended to punish a violator of the law and deter further illegal conduct.
The current penalties under the Appleton Ordinance are unlikely to accomplish either purpose.
Such minimal fines discourage victims of housing discrimination from pursuing claims under the
City Ordinance, as no real redress will be achieved. Further, these limited forfeitures send a
message to the community that the City does not seriously regard the deleterious effects of
illegal housing discrimination on individual victims, as well as the community at large.
e) Issuance of Fines Requires the Act of Discrimination be Willful
The Ordinance states that “Any person who willfully (emphasis added) violates this article…”
shall be subject to the aforementioned civil forfeitures. The insertion of the requirement that the
act be “willful” imposes a burden of proof on the victim not necessary for the issuance of fines
under either federal or state fair housing laws. Under these laws it is not necessary for a victim to
prove intent in order for penalties to be assessed. Consequently, this provision of the Ordinance
may be an impediment for victims of housing discrimination to seek remedy, as this additional
onus is placed upon them.

39

Federal Register/ Vol. 77, No. 23 / Friday, February 3, 2012 / Rules and Regulations; Equal Access to Housing in
HUD Programs Regardless of Sexual Orientation or Gender Identity
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f) The Scope of a Civil Action is Unclear
The Ordinance states that the City Attorney may bring a civil action in circuit court. Yet, it is
unclear what, if any, standing the actual victim of housing discrimination has in such an action.
Unlike the federal law, it does not specify in whose name the action is brought, whether the
victim is named in the action, nor if legal representation is provided by the City in such actions.
This lack of clarity is a disincentive for persons to bring claims under the Ordinance, as they are
uncertain as to their participation in legal action.
g) It is Unclear Whether Victims of Illegal Housing Discrimination Can Obtain Compensatory
or Punitive Damages
In addition to the inadequate penalties under this Ordinance, it is unclear whether victims can
recover compensatory or punitive damages. As a result, victims may not be compensated for outof-pocket expenses incurred or for the emotional duress experienced as a result of the
discriminatory act. Likewise, punitive damages are assessed to deter and punish discriminatory
acts. Both federal and state fair housing laws include such relief to afford victims comprehensive
remedy for the injury of discrimination. This is an essential component of a fair housing law to
have a meaningful and effective impact in the community.
h) The Ordinance Is Not Clear in Prohibiting Discrimination in the Homeowners Insurance
Industry
The Appleton Ordinance is unclear regarding prohibiting discrimination in the area of
homeowners insurance. Section 8-26 (6) is the only section that mentions insurance, although it
is within a paragraph that discusses lending, the provisions of loans or “other financial
assistance”. As currently written, it appears that insurance companies are only liable when
engaged in the loan-making process. The failure to specifically prohibit discrimination in the
provision of homeowners insurance creates ambiguity as to whether such practices are illegal
under the City Ordinance.
Discrimination in the homeowners insurance market has gained much attention over the past
several years. Lawsuits and administrative complaints against some of the largest providers of
homeowners insurance in Milwaukee, Toledo, Richmond, Philadelphia, and Washington, DC
have revealed widespread forms of discrimination against minority homeowners. Homeowners
insurance is a critical necessity to protect the economic wealth of residents and preserve the
viability of neighborhoods. The ambiguity regarding the protection against such discrimination
leaves residents and neighborhoods vulnerable to loss of homes and instability.
The Wisconsin Open Housing Law explicitly prohibits discrimination in the procurement of
homeowners insurance. Discrimination in the homeowners insurance market is noted in the
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regulations promulgated by HUD as impermissible under the Federal Fair Housing Act.
Additionally, Federal Courts have ruled that the Federal Fair Housing Law prohibits
discrimination in the homeowners insurance market. The City Ordinance should, similarly,
reflect this prohibition.
i) The Prohibition Against Discriminatory Advertising is Limited and Restrictive Under the
Ordinance
Consistent with both state and federal fair housing laws, the Appleton Ordinance protects
persons from discriminatory activities in the printing, publishing or broadcasting of illegal
advertisements. However, the provision only prohibits discrimination in the sale, or rental of
housing. It does not prohibit discriminatory advertisements by lenders, insurers, or builders.
j) Some Provisions are Limiting and Burdensome to a Complainant and May Be a Disincentive
to File Complaints with the City
o The Ordinance requires that complainants submit a written complaint, which must
be verified upon oath or affirmation before a notary. Such a requirement may
cause an unnecessary burden upon the complainant to secure the services of a
notary, and extends the amount of time between an act of discrimination and the
filing of the complaint. As neither the federal or state laws impose such a
requirement upon a victim, this requirement could deter some persons from filing
a complaint with the City.
o The Ordinance also imposes a 300-day statute of limitations to file a complaint.
This differs from both federal and state laws, which have a one-year statute to file
an administrative complaint. Because of the insidious forms that discrimination
may take in today’s market, the difficulty in discerning such acts of
discrimination and the fact that many acts of discrimination occur while persons
are under time constraints to secure housing, it is important that victims are
provided an adequate amount of time to file complaints. Consistency with other
fair housing laws will enhance the viability of the City Ordinance as an option to
remedy acts of illegal housing discrimination in Appleton.

This analysis addresses some of the provisions of this Ordinance that impede citizens’ rights to
fair housing. A more thorough analysis of the entire Ordinance should be conducted by the City
Attorney to ensure all provisions are consistent with state and federal fair housing laws.
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Impediment #2: Need for Accurate Assessment of Affordable and Accessible Housing
Supply
An adequate accessible housing supply consists of Appleton accessible housing demand
corresponding with Appleton accessible housing supply, in which households do not pay 30% or
more of their income on housing costs. Therefore, an adequate supply of accessible housing
must also take into account area wages and incomes.
At this point, there is no data which quantifies the supply of accessible housing in Appleton. If a
shortage of accessible housing exists, City of Appleton’s policies may not be responsible for any
shortage; however, local policy can provide incentives40 for private market housing providers to
offer more accessible housing, and should be used to address this shortage. Ensuring an
adequate supply of accessible housing to meet the needs of persons with disabilities should
continue to be a City goal.
Difficulty in establishing whether the need for affordable and accessible housing is being met is
due in part to the fact that data documenting the actual number of accessible, private housing
units is not available. However based on interviews with some Appleton stakeholders, the need
for such housing is apparent.41 As noted in the Demographics section of this report, nearly 11.7%
of Appleton’s population has a disability (including physical disabilities, mental disabilities,
mobility disabilities and “other”).
In addition to private market developers, the Appleton Housing Authority is involved in creation
of affordable, accessible housing units. Contrary to what some disability advocates have said
about inadequate supply, when the Appleton Housing Authority (AHA) made accessible rental
units available to persons with disabilities, some units remained vacant for more than 2 months
waiting for a person with a physical disability. Further, the Outagamie County Housing
Authority has approximately 80 accessible apartments. Frequently, those units go unfilled by a
person with a physical disability for a number of months and have to be filled by a tenant without
a disability. As qualified households come up on the waiting list, per HUD, the Housing
Authority staff is not allowed to inquire whether someone in the household has a disability in
order to qualify for the unit.42 Households seeking housing from the Housing Authority need to
self-identify as having a member with a disability and request an accessible unit. A possible
40

Examples might include incentives including but not limited to density bonuses, zoning variances, and/or citysubsidized infrastructure.
41
Representatives from Options for Independent Living identified the need for affordable, accessible housing.
42
(24 CFR § 100.202) Under the Fair Housing Act, it is unlawful for a housing provider to: (1) Ask if an applicant
for a dwelling has a disability or if a person intending to reside in a dwelling or anyone associated with an applicant
or resident has a disability, or (2) Ask about the nature or severity of a disability of such persons. However, a PHA
may inquire whether an applicant has a disability for determining if that person is eligible to live in mixed
population (elderly/disabled) housing or housing designated for persons with disabilities; or ask applicants if they
need units with accessible features.
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explanation for this contradiction is that the persons with disabilities unable to find accessible
housing do not income-qualify for the housing authorities’ accessible units. The contradiction in
accessible housing supply information between the housing authorities and disability rights
advocates emphasizes the need for a more accurate assessment of the supply of this housing.
The age of Appleton’s housing stock is a factor in determining the supply of accessible housing.
Appleton has a large proportion of older housing stock; 40% of the City’s housing was built in
1959 or earlier. Older housing units are less likely to be accessible to persons with physical
disabilities and are more likely to have narrow hallways, small bathrooms, and steps; however,
they are also more likely to be affordable. Newer dwellings are more likely to be accessible, but
are typically less affordable. This is a critical point, because as noted above, a disproportionate
number of persons with disabilities have low income. Stakeholders also noted that the lack of
housing units with level entrances were the largest barrier for persons using wheelchairs. The
AHA, under its public housing disposition plan, has replaced 9 housing units to date with newly
constructed homes/duplexes that feature zero step entry and accessible features.
When the Federal Fair Housing Act was amended in 1988, “disability” was added as a protected
class. Moreover, the 1988 amendment required multifamily residences built for first occupancy
after March 13, 1991 to have a variety of basic accessibility features, such as doorways and
hallways of a certain width, an accessible entrance, and accessible environmental controls. Over
82% of Appleton’s housing was built in 1990 or earlier, and therefore is not required to meet
federal accessibility guidelines, unless the property is multifamily and federally funded or
financed, or unless it is multifamily and significantly renovated.43
In addition, approximately 20.4% of Appleton households were headed by individuals 60 and
older. Frequently, homes owned by the elderly need to be made accessible, as many older adults
have mobility impairments leading to difficulty entering and leaving their homes as well as
moving efficiently inside them.

Impediment #3: Inadequate Affordable Housing Supply Relative to Residents’ Income
In order for affordable housing supply to be considered adequate, it must be sufficient to meet
local households’ demand for housing that does not necessitate that they pay 30% or more of
their income on housing costs. A shortage of affordable housing may not appear to be a fair
housing issue on its face. However, the negative impact that lack of affordability has particularly
on persons with disabilities, people of color, families with children or the elderly cannot be

43

The State of Wisconsin Open Housing Law requires properties with renovations of 25% or more square footage to
be made accessible.
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ignored. An adequate supply of affordable housing, both for ownership and rental, is essential for
an open and inclusive housing market in Appleton.
The median gross rent for an apartment in Appleton in 2011 was $622. In the 2006-2010 ACS
(5-Year Estimate), 26.9% of homeowners in Appleton have a housing cost burden. This term
means the household pays over 30 percent of its income on housing and utilities. The problem is
more severe for renters – 41.7% of Appleton renters have a housing cost burden. Forty-three
percent of renters in the state and 46% of renters nationally have a rent burden. African
Americans, Asian Americans and Latinos are much more likely to rent their homes than whites
in Appleton, and therefore are far more likely to have a housing cost burden. Appleton‘s rental
rates may be lower than other rents in the country, however housing cost burden emphasizes the
rent relative to income in Appleton.
Evidence of the affordable housing shortage can be found in the Appleton Housing Authority’s
waiting list. The Housing Authority currently assists 597 households with rent assistance
vouchers. The waiting list to obtain a voucher as of November 2012 had grown to about 1300
families44.
Appleton Housing Authority’s (AHA) 2013 Public Housing Authority Plan identifies serious
challenges to meeting affordable housing needs: “It is difficult for the Appleton Housing
Authority to meet the needs of our lower income population due to highly limited federal funds.
The Housing Choice Voucher (HCV) program turnover rate of approximately 79 families per
year provides little hope, if any. It is our continued goal to maximize participation through our
budget authority and lease-up while trying to reduce average HAP45 costs. Our current budget at
times will not support our baseline of 597 units and those participating under FSS 46 for escrow
accounts. The AHA was approved for 50 VASH47 Vouchers to assist homeless veterans. We
will work closely with the VA in developing & implementing this program. The AHA will
apply for all available federal/state grants to help meet the need of our lower income
families/seniors/disabled population and will work collaboratively with other agencies in
creating opportunities for housing.” The AHA has reduced the operational costs of the HCV
program by negotiating rents with landlords to keeps annual rent increases moderate, by

44

30% of the waiting list does not meet the AHA’s local preference of living in Outagamie County
Housing Assistance Payments. The Appleton Housing Authority receives a finite amount of money from HUD to
assist the same number of families each year. Therefore, as rents go up; fewer families will receive assistance.
AHA works to negotiate rent increases with housing providers.
46
Family self-sufficiency (FSS) is a HUD program that encourages communities to develop local strategies to help
voucher families obtain employment that will lead to economic independence and self-sufficiency
47
The HUD-Veterans Affairs Supportive Housing (HUD-VASH) program combines Housing Choice Voucher
(HCV) rental assistance for homeless Veterans with case management and clinical services provided by the
Department of Veterans Affairs (VA).
45
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providing a preference for income, and by reducing the overall HAP costs to continue to be able
to serve the same number of households.
Both the private market and governmental policy - municipal, state and federal policies – impact
housing supply. The cost of market rate housing can vary based on municipal zoning and
building codes. Additionally, Appleton’s funding priorities for federal entitlement grants can
incentivize affordable and subsidized housing in Appleton, thereby increasing the supply.
Structural Quality and Overcrowded Housing
While Appleton has housing that is affordable to those at middle income levels, and even some
to those at lower incomes, the condition of that housing is often not taken into account. The age
of a housing unit is not an absolute predictor of housing quality. However, it can be assumed
that the older the housing structure, the greater the likelihood of code compliance problems.
The U.S. Census defines overcrowded as a household that has more persons than the number of
rooms it occupies. In 2011, 1.4% of the City’s households were overcrowded. As analyzed in
the Demographics chapter in this report, the percentage of overcrowded households is much
higher among people of color. However, an important distinction must be made between
situations in which individuals choose to live in larger households versus families forced to
double up with others or to live in homes that are too small because it’s all they can afford.
Negative health and socioeconomic implications often exist for the people who are forced to
double up or live in a housing unit that is too small or of poor structural quality. Further, some
people who are “doubled up” in overcrowded households may not be on the unit’s lease, and
thus particularly vulnerable to eviction and homelessness.
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Map 7: Percent Spent on Gross Rent, 2010

Impediment #4: The Restriction of Group Homes, Community Based Residential Facilities,
and Community Living Arrangements
Under State of Wisconsin law, Community Living Arrangements (CLAs) or Community Based
Residential Facilities (CBRFs) refer to residences where 5 or more unrelated adults reside. Care,
treatment or services above the level of room and board - but not including nursing care - are
provided to residents as a primary function of the facility.
Regulating CLAs through zoning can have a variety of fair housing implications. Some
communities have instituted a policy against having a CLA within 2,500 feet of another.
Advocates of persons with disabilities have said that the intent of the 2,500-foot law may be to
prevent the ghettoization of group homes, but too often, these restrictions instead result in an
impediment to group home siting and to persons with disabilities. The City of Appleton’s
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Ordinance (Section 23-52) does not include the 2,500-foot rule, but it does include the following
requirement: “The total capacity of CLAs within any aldermanic district may not exceed one
percent (1%) of the total population of that aldermanic district”. The code also includes the 1%
restriction for the total City population. Each zoning district that allows CLAs references
Section 23-52. Spacing restrictions (e.g., the 2,500 foot-rule) have been struck down by the
Federal Court as a violation of both the federal Fair Housing Act and the Americans with
Disabilities Act.48 The 1% rule has not been explicitly struck down by the Courts; however,
several communities have been sued for their 1% rule. Rather than argue the rule in court, those
communities have rescinded their rule.
A joint statement from the U.S. Department of Justice and the U.S. Department of Housing and
Urban Development provides guidance on this topic.49
“A concern expressed by some local government officials and neighborhood residents is
that certain jurisdictions, governments, or particular neighborhoods within a jurisdiction,
may come to have more than their ‘fair share’ of group homes. There are legal ways to
address this concern. The Fair Housing Act does not prohibit most governmental
programs designed to encourage people of a particular race to move to neighborhoods
occupied predominantly by people of another race. A local government that believes a
particular area within its boundaries has its "fair share" of group homes, could offer
incentives to providers to locate future homes in other neighborhoods.
However, some state and local governments have tried to address this concern by
enacting laws requiring that group homes be at a certain minimum distance from one
another. The Department of Justice and HUD take the position, and most courts that have
addressed the issue agree, that density restrictions are generally inconsistent with the Fair
Housing Act. We also believe, however, that if a neighborhood came to be composed
largely of group homes, that could adversely affect individuals with disabilities and
would be inconsistent with the objective of integrating persons with disabilities into the
community. Especially in the licensing and regulatory process, it is appropriate to be
concerned about the setting for a group home. A consideration of over-concentration
could be considered in this context. This objective does not, however, justify requiring
separations which have the effect of foreclosing group homes from locating in entire
neighborhoods.”
Figure 2 shows that Aldermanic Districts 11 and 13 currently exceed the maximum number of
CLAs allowed in those districts. District 12 is near its maximum.
48
49

Oconomowoc Residential Programs v. City of Greenfield
http://www.justice.gov/crt/about/hce/final8_1.php
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According to City of Appleton planners, someone seeking to develop a CBRF/CLA in an
aldermanic district that already exceeds, or will exceed, the 1% cap would need a special use
permit to proceed with the development. A special use permit requires the applicant to first file
an application for the special use permit. Neighbors within 100’ of the subject property will
receive notice of a public hearing before the Plan Commission. The hearing will also be noticed
in the Post Crescent. Based on the facts and testimony at the hearing, the Plan Commission will
make a recommendation to the City’s Common Council. The Common Council will then
approve or deny the special use permit. While this process allows for the development of
CBRF/CLAs, it may create additional hurdles to the group home developer and is a potential
barrier for housing persons with disabilities in a group home establishment. These hurdles may
cost group home developers more time and money and may deter development of CLAs to house
persons with disabilities.

FIGURE 2: Maximum Number of CLA Residents Allowed in District
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MAP 8: Appleton Community Living Arrangements (CLA) by
Aldermanic District
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State
and Federal Impediments to Fair Housing Choice
While the City of Appleton is not directly involved in these state and federal impediments, it is
essential that this report and the City address them in some way, because they impact the City’s
ability to “affirmatively further fair housing” as required by HUD. The City should seek to
overcome the following impediments in whatever capacity it has, albeit limited.
Impediment #5: Transit Needs
Public transit policies affect all areas of life. They are tied to the area’s economy, housing
market, educational systems and health care, among other local characteristics. Given
Appleton’s increases in unemployment and poverty over the last several years, it is more
important than ever to facilitate as much access as possible between available jobs and the City’s
workforce. Seven percent of Appleton households do not own cars. Minorities and persons with
disabilities have disproportionately low income in Appleton and elsewhere. Low-income
households are less likely to own cars. When people cannot access jobs and housing due to
transportation barriers, it becomes a fair housing issue.
In addition, it is important that the location of transit lines coincides with the location of
affordable housing and vice versa. Inappropriately located housing may be affordable, but if it
isolates people and prevents them from obtaining employment or needed services, it is not in
their interest to live there. It cannot be assumed that affordable housing located without regard
to transit will be served by extending existing transit regardless of cost. Valley Transit has been
responsive to community needs in their Connector service, which provides reverse commute and
2nd and 3rd shift transit. Additionally, Valley Transit extended a route in order to service Eagle
Flats – a new, mixed-use and affordable housing development on the Fox River. Valley Transit
also operates a system for seniors and persons with disabilities – Valley Transit II. These
services are offered within ¾ mile of existing Valley Transit routes. Valley Transit has also
been working with the City’s Diversity Coordinator to minimize transit barriers for the Spanishspeaking community.
The region’s Valley Transit is struggling to maintain the services it has. Precarious federal and
local funding and the structure of funding through municipal property taxes are not adequate to
sustain an effective transit system.50 A dedicated source of funding, such as through the
development of a Regional Transit Authority, should continue to be pursued through the state
legislature.

In addition to federal funds, 10 municipalities, 3 counties and 3 nonprofits fund Valley Transit
services.
50
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Impediment #6: Lack of Section 8 Housing Choice Voucher Availability to Meet Affordable
Housing Need
As mentioned previously, the current level of funding for the Section 8 program impedes local
communities’ ability to assist their population in finding quality affordable housing. The
Appleton Housing Authority’s Housing Choice Voucher Program has vouchers to assist 597
families. As rents increase, the number of families assisted will likely be reduced. The Housing
Authority’s waiting list of eligible families includes about 1300 families – more than twice the
number of available vouchers. Although the AHA has been aggressive in reducing the overall
cost of the HCV program by reducing assistance payments through negotiated annual rent
increases with landlords, maintaining rent rates, and providing a preference for families with an
income, the federal rent assistance budget continues to fall short of the need.

Figure 3: Rent Assistance Compared with Need

Impediment #7: Lack of Resources/Incentives for Developers to Build for the Lowest
Income Households
As mentioned in the previous section, most resources for the development of affordable housing
are provided through federal programs. Resources for the building of new rental housing have
lagged far behind the demand, resulting in the shortage of affordable rental housing in many
communities. Currently, the production of new low-income housing is primarily achieved
through the Low Income Housing Tax Credit (LIHTC) Program. This is the most-utilized
program for the production of affordable housing, but it is insufficient to overcome the
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affordable housing shortage, especially for the lowest-income families. Typically for LIHTC
units to be affordable to the lowest income households, a rent subsidy, or housing choice
voucher, must be used to subsidize the affordable tax credit units. AHA’s rental assistance
clients have utilized their vouchers to live at LIHTC projects, creating a neighborhood of mixed
incomes, diversity and social stability.

Private Market Impediments to Fair Housing Choice
Private market impediments exist in housing production, mortgage lending, homeowners
insurance, rental and home sales markets. Though the City of Appleton is limited in its ability to
directly address private market impediments, it can take a leadership role in bringing these issues
to the public’s attention, educating housing consumers and providers, and enacting additional
regulations or legislation to ameliorate problems arising from private market impediments. The
following discussion identifies several private market impediments that should be addressed.
Impediment #8 focuses on the development of housing and how development – or lack thereof –
can pose impediments to housing choice. The remaining impediments listed are all directly or
indirectly related to illegal discrimination in the market. Social scientists and civil rights
organizations identify illegal discrimination as the major contributor to residential racial
segregation.51 Therefore addressing illegal discrimination is necessary if Appleton is to become
a more integrated community.

Impediment #8: Inadequate Production of Affordable Housing
Affordable housing production in the private market is based on incentives that are usually
monetary. One of the impediments to fair housing in housing production is the lack of programs
that provide such incentives to developers. The lack of affordable housing, both private and
subsidized, is an impediment to fair housing choice. Because low-income persons are more
likely to be people of color, persons with disabilities, elderly or families with children, this is a
fair housing concern. Roughly 27% of the households in Appleton currently pay more than 30%
of their income toward rent.52 In short, well over a quarter of Appleton households reside in
unaffordable housing, resulting in harm to their overall economic well-being.

51
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Massey and Denton, 1993.
2005-2010 American Community Survey
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Impediment #9: Mortgage Lending
Discrimination in the Lending Market
Discrimination in mortgage lending prevents or impedes home seekers from obtaining the
financing to purchase a home. Racial discrimination in the home loan industry can be based
either on the race of the loan seeker or on the racial composition of the neighborhood where the
home being purchased is located. This latter form of discrimination is commonly referred to as
mortgage redlining.
Discrimination in the home loan industry can take several forms, including: outright denial of a
loan; discouraging a loan seeker from applying; offering less favorable rates, terms and service;
taking an inordinate amount of time to process applications; and using exclusionary underwriting
guidelines. Discrimination can also occur outside of the lending institution itself, in the appraisal
of the home, in the underwriting of private mortgage insurance, and in the practices and
procedures of the secondary loan market. Most evidence of lending discrimination is uncovered
from systemic investigations. Because no such investigations have taken place in Appleton in
recent years, neither the existence nor level of mortgage lending discrimination can be
confirmed.
Lack of Spanish and Hmong-speaking Lenders
For persons new to this country who do not speak English, or are more comfortable speaking
another language, obtaining a home mortgage can be even more stressful than for other
borrowers. Because non-English speaking persons seeking a mortgage often have to rely on
their children or other family members to translate, errors and misunderstandings are more likely
to occur, and discrimination or fraudulent practices are less likely to be uncovered. Both
Hmong– and Spanish-speaking lenders exist in Appleton; however, there is not enough variety in
the products and services offered by these limited lenders to effectively serve the community.53
Foreclosures
In 2011, Outagamie County had 506 foreclosure filings. This is down from 788 in 2010.54 In
the first quarter of 2012 there were 148 foreclosures in Outagamie County compared with 135
the first quarter of 2011. In December of 2012, 59 homes, or 1 in every 831 homes, in the city of
Appleton was in foreclosure.
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Interviews with representatives of the Hmong American Partnership and Casa Hispana.
Kashian, Russell, Wisconsin Housing and Foreclosure Data is part of the UW Cooperative Extension For Your
Information Network.
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Foreclosures of single-family homes are a serious threat to neighborhood stability and
community wellbeing.55 Recent research has shown that the explosion in foreclosures that
started in the 1990s was primarily driven by the growth of high risk, subprime lending.
Foreclosures, particularly in lower-income neighborhoods, can lead to vacant, boarded-up, or
abandoned properties. These properties, in turn, contribute to the stock of “physical disorder” in
a community that can create a haven for criminal activity, discourage ‘social capital formation’
and lead to further disinvestment.56 The AHA’s homebuyer program, which utilizes City of
Appleton CDBG funds, provides down payment & rehabilitation assistance to approximately 3040 households annually. The majority of these families have purchased foreclosed properties at a
reduced price thus creating affordable housing and building equity for these lower income
families.
Fair housing barriers in the mortgage lending market take many forms: lending discrimination
based on a protected class, a shortage of Hmong- and Spanish- speaking lenders, the negative
impact of foreclosures on neighborhoods and residents, and the disparate impact of lending
practices by race, ethnicity and income.
Impediment #10: Homeowners Insurance
Discrimination in the Homeowners Insurance Market
Homeowners insurance is a requirement for a home mortgage; therefore, the impact of
discrimination in the insurance industry is reflected in racial and ethnic homeownership rate
disparities. Racial discrimination in the provision of insurance not only denies fair housing
choice, but also fosters disinvestment and the deterioration of neighborhoods.
Individual complaints concerning discrimination in the insurance market are relatively rare. The
nature of such discrimination is underreported; however, lack of evidence does not disprove
existence. Insurance discrimination can be subtle, and without knowledge of underwriting
policies and rate standards, it is difficult or impossible for homeowners seeking insurance to
know that they have received unfavorable treatment. Most evidence of homeowners insurance
discrimination is uncovered from systemic investigations. No such investigations have taken
place in Appleton.
Language Barriers in Obtaining Homeowners Insurance
In order to obtain comprehensive homeowners insurance, consumers must have a clear
understanding of insurance products and property needs. The area of homeowners insurance can
55

Maintenance issues involving foreclosed properties are a source of complaints municipal governments have
received since the real estate bust. Appleton logged 516 weed complaints in 2008. They dropped to 379 in 2009.
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Immergluck, Dan and Smith, Geoff, “There Goes the Neighborhood: The Effect of Single-Family Mortgage
Foreclosures on Property Values”; Georgia Institute of Technology and the Woodstock Institute, June 2005
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be very complex and technical; many homeowners, especially those purchasing their first home,
may be confused or lack knowledge about the proper coverage necessary for their property. This
confusion can be exacerbated when homeowners speak languages other than English, or for
whom English is a second language. In Appleton, the shortage of Hmong and Spanish-speaking
insurance agents can be an impediment not only to minority homeownership, but also for
obtaining proper insurance coverage for this group of consumers.
Interviews with
representatives from the Hmong American Partnership and Casa Hispana indicate there is a need
for more agents who speak Hmong and/or Spanish.

Impediment #11: Housing Sales and Rental Market
Discrimination in the Sales and Rental Markets
A major impediment to housing choice is discrimination in the sale and rental of housing.
MMFHC has received 155 complaints from Appleton residents from January 2003 to December
2012. In Appleton, discrimination based on a disability remains the major form of
discrimination in the housing market, as evidenced by MMFHC complaint data. The protected
classes of race, family status, and sex are also among the complaints most frequently taken by
the Metropolitan Milwaukee Fair Housing Council for the City of Appleton. In recent years,
some statewide and national complaint data indicate that discrimination based on a person’s
disability has surpassed race. According to HUD’s 2007 Annual Report, this is due, at least in
part, to the additional protections afforded persons with disabilities under the Fair Housing Act,
(e.g. the rights to reasonable accommodations and modifications, as well as the Act’s
requirements for accessible design and construction in multifamily housing. 57) It is unclear
whether disability-based complaints or race-based complaints will be more prevalent in the long
term.
Since 1978, MMFHC has conducted intake of more than 6900 complaints from individuals
alleging violations of fair housing laws in Wisconsin. Because of the subtleties of
discrimination, the numbers of complaints filed does not necessarily reflect the extent of
discrimination within a community. Evidence generated by systemic investigations and
complaints shows that despite legislation and enforcement efforts, discrimination remains a
pervasive fact in Appleton.
It is difficult to assess the severity of the problem of discrimination in the rental and sale of
homes in Appleton on the basis of the number of complaints that have been reported to the City
or fair housing enforcement agencies. Typically, most people who are denied housing or offered
unfavorable terms because of discrimination do not realize that discrimination has occurred. In
57
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other cases, people may be aware or suspect discrimination, but they may not know where to file
a complaint, do not feel that it will be remedied, or do not want to be confrontational. In other
cases, people may feel vulnerable and fear retaliation by a housing provider.

Figure 4: Complaints by Protected Class

% of Complaints
2.6%
3.2% 3.2%

1.9%

Disability

3.9%
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32.9%

7.1%

Familial Status
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14.2%
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22.6%
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MMFHC complaint data reveal that members of all protected classes experience discrimination
in the housing market throughout Appleton. Complaints on the basis of race and familial status
follow complaints of disability discrimination as the most frequently filed with MMFHC.
Lack of Spanish and Hmong-speaking Real Estate Brokers
As discussed in the section on homeowners insurance, it is essential for non-English speaking, or
limited English speaking persons to have access to housing professionals who are bi- or
multilingual. This assures that all homeseekers are afforded the same information and service
when purchasing housing. With the burgeoning Hmong and Spanish-speaking populations in
Appleton, it is important to ensure an equal level of service be available to alleviate this
impediment to fair housing choice. To adequately serve the community, more Hmong– and
Spanish-speaking brokers are needed to provide more variety in the products and services
offered.58
58
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Discrimination in the Advertising and Marketing of Homes
Advertisements of rental units or homes for sale may contain overt or subtle forms of
discrimination. Advertisements that state restrictions such as “Adults Only” or “English speaking
preferred” are obvious examples of such discrimination. The most common form of
advertisements that pose an impediment to fair housing communicate racial, religious, marital,
family, sexual orientation, and other preferences that dissuade persons from applying for
housing.
Additionally, the restrictive geographic placement of advertisements, for the purpose of limiting
readership to a selected group of people, can be an impediment to fair housing. For example,
some housing providers may prefer to place advertisements in publications that do not have a
broad distribution in order to prevent attracting nonwhite applicants. Another form of
advertising that may serve to limit or discourage applicants is the use of only white models in
advertisements. This can convey a very subtle, but powerful, message as to housing providers’
preferences.
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Recommendations

Recommendations to dismantle the identified barriers to fair housing are the most critical
element of this document. This section, therefore, should be used as a starting point for the City
of Appleton to develop and implement a comprehensive fair housing action plan. The
recommendations are categorized into:
1)

City of Appleton Policy recommendations – The City has some direct
control over implementation of these recommendations.

2)

State and Federal Policy-related recommendations – The City of Appleton
may have limited control over implementation of these recommendations,
but to omit them from this report would leave readers with an incomplete
understanding of the fair housing issues facing its residents. Appleton
should exercise whatever power it has – albeit limited - to enact these
recommendations, such as through lobbying, advocacy or educational
efforts.

3)

Private Market-related recommendations – As in the category above, the
City of Appleton’s ability to implement these recommendations may be
limited, but those limitations do not completely absolve the City from
attempting to execute these recommendations through whatever means at its
disposal. Creative, proactive City initiatives could have a large impact on
the elimination of fair housing impediments in the private market.

The following recommendations are not in any order of priority.
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City of Appleton Recommendations

Recommendation #1: Create a Citywide Housing Trust Fund
The City of Appleton should support the development of a local Housing Trust Fund (HTF) –
a new, ongoing, dedicated source of revenue to support affordable and accessible housing.
There are hundreds of HTFs throughout the country. Each housing trust fund is unique, with
different revenue sources, funding goals and administration models dependant on the specific
needs and circumstances of individual communities.59 The HTF could be administered by
the City or another appropriate entity and support a wide range of housing, including but not
limited to: permanent housing services for the homeless, the development and preservation of
affordable rental units as well as supporting first-time homebuyers and preserving the homes
of existing homeowners.

Recommendation #2: Support Comprehensive Fair Housing Services
HUD officials have asserted that enforcement, education and outreach are the most viable means
of combating illegal housing discrimination.60
a. Support of Comprehensive Fair Housing Services
The City should continue to support the provision of comprehensive fair housing services to
conduct: housing discrimination complaint intake, investigation and legal referral services for
victims of discrimination; investigations of systemic forms of illegal discrimination; outreach
and education throughout the community; fair lending activities; and research and advocacy
on community and economic development issues. Based on national testing studies, HUD
estimates there are over three million acts of housing discrimination that occur annually.
Yet, according to the National Fair Housing Alliance (NFHA), only 1% of these incidents are
reported to public and private fair housing enforcement agencies annually. This disparity is
indicative of the fact that complaint data does not accurately reflect the level and extent of
illegal housing discrimination. Consequently, this data strongly supports the need for
communities to proactively engage in investigating systemic forms of discrimination.
b. Training for City Staff and Elected Officials
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More information on housing trust fund models can be found at the Center for Community Change website
http://housingtrustfundproject.org/
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HUD affirmatively furthers fair housing through inclusive development, education, enforcement of fair housing
laws, expanded training and language assistance. From the written testimony of Shaun Donovan Secretary of U.S.
Department of Housing and Urban Development (HUD) Hearing before the Subcommittee on Transportation,
Housing and Urban Development, and Related Agencies U.S. Senate Committee on Appropriations on “FY 2013
Budget Request for the Department of Housing and Urban Development” Thursday, March 1, 2012
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The City of Appleton’s staff of appropriate City departments should be regularly trained on
the provisions of the fair housing law, services of the local fair housing organization, and the
facilitation of fair housing and fair lending referrals. State and national fair housing laws and
regulations change often. Additionally, new administrative interpretations of federal
regulations and new fair housing case law necessitate ongoing training.

Recommendation #3: Engage in “Affirmatively Furthering Fair Housing” Mapping and
Data Gathering
a. Include Home Accessibility.
Home accessibility should be included in the City of Appleton’s assessment inspections and
the Appleton Housing Authority’s HQS inspections. The City should work with the local
independent living center to train inspectors and assessors to perform this function. As
indicated in the Impediment Chapter, there is no data which quantifies the supply of
accessible housing in Appleton. If a shortage of accessible housing exists, the City of
Appleton’s policies may not be responsible for any shortage; however, local policy can
encourage private market actors to develop accessible housing, and should be used to address
this shortage. Ensuring an adequate supply of accessible housing to meet the needs of
persons with disabilities should be a City goal. Once data is gathered, the City should
maintain a map of the location of accessible housing.
b. Map High-Opportunity Census Tract/Neighborhoods in the City and/or Region.
Understanding where employment opportunities, high performing public schools, green
space, transit access and other opportunities exist will help policymakers at both the City and
Housing Authority determine where affordable housing should be located.61

Recommendation #4: Produce an Annual Report of Lending Practices
The City should produce or contract with a qualified organization such as the National
Community Reinvestment Coalition62 to produce and distribute a 5-year report of lending
activity in the City. A similar report is produced by the City of Milwaukee, City of Milwaukee
Annual Review of Lending Practices of Financial Institutions. A report containing such analyses
would be a valuable resource in the City’s ability to analyze lending patterns and respond to
lending patterns that harm Appleton residents. Conducting this report is not motivated by
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Models for mapping opportunity or creating opportunity indices can be found at the Kirwan Institute at Ohio State
University. http://kirwaninstitute.osu.edu/research/opportunity-communities/
The U.S. Department of Housing and Urban Development is also working on opportunity mapping for many regions
in the country.
62
The cost for an NCRC lending analysis starts at approximately $2000.
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mortgage-related fair housing complaints, but would assist Appleton in increase their housing
market understanding.

Recommendation #5: Review and Amend Local Fair Housing Ordinance
At a minimum, the following changes need to be made to Appleton’s fair housing ordinance if it
is be an effective tool for dismantling impediments to fair housing:
a. The Ordinance’s protected classes should be listed at the beginning of the Ordinance’s
text, and each protected class should be defined.
b. The Ordinance’s protections for persons with disabilities should be expanded to mirror
state and federal fair housing law. For instance, the Ordinance should include provisions
related to the rights of people with disabilities to make reasonable modifications; to be
granted reasonable accommodations; and to have access to service animals. Further, the
Ordinance should include requirements for accessibility in the design and construction of
new multifamily housing.
c. Protections under the Ordinance should be extended to include Gender Identity and
Gender Expression. Gender identity or expression means a gender-related identity,
appearance, expression or behavior of an individual, regardless of the individual’s
assigned sex at birth.
d. Penalties for violating the Appleton Ordinance should be raised to a level similar to either
state or federal fair housing law, and should make compensatory and punitive damages
available to victims of discrimination.
e. The Ordinance’s requirement that an illegal act by a housing provider be “willful” in
order for civil forfeitures to be assessed should be eliminated.
f. The Ordinance should be amended to clarify what civil action is permissible under the
Ordinance and what role and benefits the victim of discrimination is afforded in such
actions.
g. The Ordinance should follow the Wisconsin Open Housing Law in expressly prohibiting
discrimination in the procurement of homeowners insurance.
h. The Ordinance’s definition of advertising covered should be expanded to include
advertising in the areas of lending, insurance and banking.
i. The Ordinance should eliminate the requirement that written complaints be notarized, and
should lengthen the statute of limitations to one year.

Recommendation #6: Continue to Utilize Appropriate Financing Mechanisms to Produce
Accessible Housing and Affordable Housing
The City of Appleton partners with AHA and housing developers to create affordable and
accessible housing. Ongoing efforts should continue to be made to utilize available, appropriate
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financing mechanisms, such as Tax Incremental Financing (TIF) to increase the production of
accessible housing units for persons with disabilities. For instance, TIF approval evaluation
criteria could prioritize residential development projects that include accessible housing.
Municipalities should partner with Options for Independent Living and other disability rights
advocacy groups to research creative ways to produce affordable, accessible housing.
Additionally, the City should utilize similar creative financing to create more affordable housing
units within the City. Similar to the recommendation above, TIF approval evaluation criteria
could prioritize residential development projects that include affordable housing. Partnerships
with local community development groups and affordable housing developers should be
established to research creative ways to produce and finance affordable housing.
Recommendation #7: Amend Zoning Ordinance Regarding Community Living
Arrangements
The City should partner with disability advocacy groups to review and analyze the Community
Living Arrangements section of its zoning ordinance. The City of Appleton’s Ordinance
(Section 23-52) includes the following requirement: “The total capacity of CLAs within any
aldermanic district may not exceed one percent (1%) of the total population of that aldermanic
district.” This presents a potential barrier to persons with disabilities and should be reviewed in
terms of current and future legal implications and potential liability. Advocates have
successfully challenged similar municipal ordinances as violations of the Federal Fair Housing
Act.

State and Federal Recommendations
Recommendation #8: Continue to Advocate for a Regional Transit Authority
Appleton’s increasing unemployment and poverty over the last several years, makes it more
important than ever to facilitate as much access as possible between available jobs and the City’s
workforce. The threat of service cuts to Valley Transit requires it to struggle to maintain the
services it has. A dedicated source of funding, such as through the development of a Regional
Transit Authority, should continue to be pursued through the state legislature.
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Private Market Recommendations

Recommendation #9: Advocate for Open and Inclusive Real Estate and Rental
Markets
Appleton should advocate for more open and inclusive home rental and sales markets by
working with the housing industry as follows:
a. The City should use its relationships within the housing industry to encourage housing
providers to seek training from a reputable, experienced fair housing service provider.
b. The City should encourage greater efforts on the part of the lending, real estate and rental
industries to hire and train minority and bilingual lenders, underwriters, real estate and
rental professionals.
c. The City should promote more active participation by providers of rental housing in local
rent assistance programs to expand locational choice for low-income and minority
residents. The AHA has taken actions toward this through the expansion of the area the
AHA serves under the HCV program.
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Appendix

NCRC’s 2009 Home Lending Analysis for Appleton City, WI
The National Community Reinvestment Coalition (NCRC) conducted a portfolio and market
share analysis using 2009 Home Mortgage Disclosure Act (HMDA) data with the following
specifications for the Appleton City, WI: all single family lending, loans to owner-occupants,
and first lien loans. All single-family loans include loans for home purchase, home improvement,
and refinances.
For the portfolio share analysis, NCRC evaluated the prime (or market-rate) and high-cost
lending performance by race and ethnicity of borrower (i.e. African American, non-Hispanic
white, Asian, or Hispanic), and also by income level of borrowers. Lending patterns were then
compared to the demographics of Appleton City, WI to illustrate potential lending disparities.
The market share analysis compares the portion of high-cost loans made to a particular borrower
group to all loans (market-rate loans plus high-cost loans) made to that same borrower group.
The disparity ratio illustrates how much more often lenders made high-cost loans to one
borrower group compared to another.
High-cost loans are those with the price information reported under the Home Mortgage
Disclosure Act (HMDA). For more information about HMDA, please visit www.ncrc.org.
Market-rate loans are loans made at prevailing interest rates to borrowers with good credit
histories. High-cost loans, in contrast, are loans with rates higher than prevailing rates made to
borrowers with credit blemishes. The higher rates compensate lenders for the added risks of
lending to borrowers with credit blemishes. While responsible high-cost lending serves
legitimate credit needs, public policy concerns arise when certain groups in the population
receive a disproportionate amount of high-cost loans. When high-cost lending crowds out
market-rate lending in traditionally underserved communities, price discrimination and other
predatory practices become more likely, as residents face fewer product choices.
Portfolio Share Analysis of All Conventional Single Family Lending in Appleton City, WI
(Conventional- Table 1a& 2a)
Hispanics, Asians, and African Americans combined account for about four percent of
households in Appleton City. Table 1a of conventional lending shows that minorities received a
share of lending smaller than their share of households. African Americans, Hispanics, and
Asians received about 2.8 percent of prime loans compared to four percent of Appleton’s
households. The small minority population, however, prevent a definite conclusion concerning
whether lending to minorities is proportional to their share of households.
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In Table 2a, low- and moderate- income (LMI) borrowers received a disproportionately low
proportion of loans, especially prime loans. LMI borrowers received 30.89 percent of prime
loans and 31.21percent of total conventional loans, which is lower than the percentage of LMI
households in the Appleton City, which is 35.49 percent. The disparity is greater for low income
households, which received a share of prime loans (9 percent) which was about one half their
share of Appleton’s households (18 percent). In contrast, middle- and upper- income (MUI)
borrowers received 69.11 percent of prime loans and 68.79 percent of total conventional loans
compared to their share of households of 64.51 percent.
Market Share Analysis of All Conventional Single Family Lending in Appleton City, WI
(Conventional- Tables 1b, 2b).
Table 1b shows that African American and Hispanic borrowers were more likely to receive highcost loans than non-Hispanic white borrowers. However, small sample sizes prevent definite
conclusions.
LMI borrowers were more likely to receive high-cost loans than MUI borrowers in Appleton
City during 2009 (see Table 2b). More than three percent of all conventional loans to LMI
borrowers were high-cost, while only 1.87 percent of all conventional loans to MUI borrowers
were high-cost. As a result, LMI borrowers were 1.79 times more likely than MUI borrowers to
receive a high-cost loan (3.34 percent of loans for LMI borrowers that were high cost divided by
1.79 percent of the loans for MUI borrowers that were high-cost).
Conventional Denial Disparity Analysis (Conventional- Tables 1c& 2c)
The overall denial rate was 8.69 percent in Appleton City, WI during 2009. African American,
Hispanic, and Asian applicants were more likely to be denied loans than non-Hispanic white
applicants. About 11 percent of all the African American loan applications, 20.63 percent of all
the Hispanics loan applications, and 18.6 percent of all the Asians loan applications were denied.
In contrast, the loan denial rate for non-Hispanic white applicants was 8.13 percent. Thus,
Hispanics were 2.54 times and Asians were 2.29 times more likely than non-Hispanic white
applicants to be denied a conventional loan (see Table 1c).
LMI borrowers’ loan applications were more likely to be denied than MUI borrowers’ loan
applications. LMI borrowers’ denial rate was 12.38 percent, while MUI borrowers’ was 6.76
percent. The denial frequency for LMI borrowers was 1.83 times higher than MUI borrowers
(see Table 2c).
Portfolio Share Analysis of All FHA Single Family Lending in Appleton City, WI (ConventionalTable 1a& 2a)
NCRC expanded the Appleton City analysis to include information on FHA lending. FHA loans
are guaranteed by the Federal government, specifically the Federal Housing Administration
(FHA). Borrowers pay an upfront premium and an annual premium to help fund FHA insurance.
The FHA insurance covers the costs of defaults. In other words, the government, through FHA
and fees assessed on borrowers, covers the costs of defaults. In contrast, conventional lending
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involves lenders themselves absorbing the costs of defaults. Often, lending institutions will
protect themselves against loss by requiring borrowers to pay for private mortgage insurance.
The total number of FHA loans was smaller than total number of conventional loans in Appleton
City during 2009. Lenders issued 948 prime FHA loans and 5,002 prime conventional loans, and
64 high-cost FHA loans and 118 high-cost conventional loans in Appleton City during 2009.
What is particularly relevant for our analysis is whether minorities are much more likely relative
to whites to receive high-cost FHA loans. FHA lending has not been saddled with the abusive
tricks, traps, and fees of many subprime loans. Yet, it remains the case that FHA loans are more
expensive than conventional loans. If minorities receive a disproportionate amount of high-cost
FHA loans and/or prime FHA loans relative to conventional loans, stakeholders should take steps
to increase the amount of conventional lending to minorities.
Table 1a for FHA lending shows that Hispanics and Asians received a higher percentage of
prime FHA loans (2.37 percent and 2.48 percent, respectively) than their share of households
(1.61 percent and 1.69 percent, respectively). Non-Hispanic whites received a share of prime
FHA loans that was slightly lower than their share of households, while their share of high-cost
FHA loans was similar to their share of households.
In Table 2a, LMI borrowers received a share of prime FHA loans (about 60 percent) that was
much higher than their share of households (35 percent). In other words, LMI borrowers received
a share of prime FHA loans that was 1.68 times greater than their share of Appleton’s
households. In contrast, MUI borrowers received a share of FHA loans lower than their share of
households.
Market Share Analysis of All FHA Single Family Lending in Appleton City, WI (ConventionalTables 1b, 2b)
MUI borrowers received higher share of high-cost FHA loans than LMI borrowers (4.02 percent
for LMI and 5.82 percent for MUI) (see Table 2b). Income disparities in high-cost FHA lending
is not a concern in Appleton.
Conventional Denial Disparity Analysis (Conventional- Tables 1c& 2c)
The overall denial rate for all FHA loans in Appleton City is almost 13 percent (Table 1c). The
denial rate for non-Hispanic whites is 12.22 percent. The denial rate for Hispanics (17.5 percent)
is higher than the denial rate of non-Hispanic whites. Hispanics are 1.43 times more likely than
non-Hispanic whites to be denied an FHA loan during 2009 in Appleton City. The denial rate for
Asians is 16.67 percent, which is also higher than the denial rate for non-Hispanic whites.
The denial rate for LMI and MUI borrowers was almost similar (15.63 percent for LMI and
14.23 percent for MUI) (see Table 2c).
Summary and Conclusions
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LMI borrowers received 30.89 percent of prime conventional loans and 31.21percent of
total conventional loans, which is lower than the percentage of LMI households (of 35.49
percent). In contrast, MUI borrowers received 69.11 percent of prime loans and 68.79
percent of total conventional loans compared to their share of households of 64.51
percent.
LMI borrowers were 1.79 times more likely than MUI borrowers to receive a high-cost
conventional loan.
LMI borrowers’ applications for conventional loan were more likely to be denied than
MUI borrowers’ loan applications. LMI borrowers’ denial rate was 12.38 percent, while
MUI borrowers’ was 6.76 percent.
LMI borrowers received a significantly higher share of prime FHA loans than their share
of Appleton’s households. Since FHA loans are more expensive than prime conventional
loans, steps should be taken to increase prime conventional lending to LMI households.
Hispanics and Asians received a higher percentage of prime FHA loans than their share
of households.
Minorities were more likely to be denied both conventional and FHA loans than nonHispanic white applicants. Hispanics were 2.54 times and Asians were 2.29 times more
likely than non-Hispanic white applicants to be denied a conventional loan. Steps should
be taken to reduce this denial rate disparity.
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Table 1. All Single Family Conventional Lending to Owner-Occupants, Appleton City, Wisconsin in 2009
By Race of Borrower
As a Percent of Loans to All
Races
(Portfolio Share)

Count of Loans

Table 1a. Portfolio
Share Analysis
Prime

High-Cost

All

Prime

High-Cost

Households

All

Count

Percent

Ratio of
Prime
Portfolio
Share to
Percent of
Households

Ratio of
High-Cost
Portfolio
Share to
Percent of
Households

Borrower Race
Non-Hispanic White

4,686

111

4,797

96.24%

96.52%

96.25%

40,237

94.87%

1.01

1.02

5

1

6

0.10%

0.87%

0.12%

322

0.76%

0.14

1.15

Hispanic or Latino

34

2

36

0.70%

1.72%

0.72%

682

1.61%

0.43

1.07

Asian

49

0

49

1.01%

0.00%

0.98%

718

1.69%

0.59

0.00

5,002

118

5,120

100.00%

100.00%

100.0%

42,413

Black or African American

Total1

As a Percent of
Loans to that Race
(Market Share)

Count of Loans
Table 1b. Market Share
Analysis
Prime

High-Cost

All

Prime

High-Cost

Ratio of that
Race to NonHispanic White
(Market Share
Ratio)
Prime

HighCost

Borrower Race
Non-Hispanic White

4,686

111

4,797

97.69%

2.31%

1.00

1.00

5

1

6

83.33%

16.67%

0.85

7.20

Hispanic or Latino

34

2

36

94.44%

5.56%

0.97

2.40

Asian

49

0

49

100.00%

0.00%

1.02

0.00

5,002

118

5,120

97.70%

2.30%

3.84

0.14

Black or African American

Total1

Denial Rate
Table 1c. Loan Denial
Disparity Ratios
Applications

Denials

Percentage

Ratio of
that
Race to
NonHispanic
White
(Denial
Ratio)

Borrower Race
Non-Hispanics White

6185

503

8.13%

1.00

9

1

11.11%

1.37

Hispanic or Latino

63

13

20.63%

2.54

Asian

86

16

18.60%

2.29

6,709

583

8.69%

1.07

Black or African American

Total1

NOTES
"Total" refers to total loans to all persons, including those applications with "income not available" reported. Thus, "total" may be a slightly larger number than the sum of "Low,"
"Middle," "Moderate," and "Upper." These four categories form a mutually exclusive group; likewise, "LMI" and "MUI" form a mutually exclusive group independent of "Low," "Middle,"
"Moderate," and Upper."
In the case of "Low," "Moderate," "Middle," and "Upper," the index for this ratio (that is, the denominator of the ratio) is "Upper." In the case of "LMI" and "MUI," the index is "MUI."
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Chart 1a
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0.5
0.0
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Table 2. All Single Family Conventional Lending to Owner-Occupants, Appleton City, Wisconsin in 2009
By Income Level of Borrower
As a Percent of Loans to all
Income Levels
(Portfolio Share)

Count of Loans

Table 2a. Portfolio
Share Analysis
Prime

High-Cost

All

Prime

High-Cost

All

Households

Count

Percent

Ratio of
Prime
Portfolio
Share to
Percent of
Households

Ratio of
High-Cost
Portfolio
Share to
Percent of
Households

Income Level
Low (<50% MSA Income)
Moderate (50-79.99% MSA
Income)
Middle (80-119.99% MSA
Income)
Upper (120% or More MSA
Income)

423

26

449

8.69%

22.41%

9.01%

7,692

18.14%

0.48

1.24

1,081

26

1,107

22.20%

22.41%

22.21%

7,361

17.36%

1.28

1.29

1,379

34

1,413

28.32%

29.31%

28.35%

9,594

22.62%

1.25

1.30

1,986

30

2,016

40.79%

25.86%

40.44%

17,766

41.89%

0.97

0.62

LMI (<79.99% MSA Income)

1,504

52

1,556

30.89%

44.83%

31.21%

15,053

35.49%

0.87

1.26

MUI (>80% MSA Income)

3,365

64

3,429

69.11%

55.17%

68.79%

27,360

64.51%

1.07

0.86

Total2

5,002

118

5,120

100.0%

100.0%

100.0%

42,413

Table 2b. Market
Share Analysis

As a Percent of
Loans to that
Income Level
(Market Share)

Count of Loans

Prime

HighCost

All

Prime

High-Cost

Ratio of that
Income Level to
Upper-Income
(Market Share
Ratio)3
Prime

HighCost

Income Level
Low (<50% MSA Income)
Moderate (50-79.99% MSA
Income)
Middle (80-119.99% MSA
Income)
Upper (120% or More MSA
Income)

423

26

449

94.21%

5.79%

0.96

3.89

1081

26

1,107

97.65%

2.35%

0.99

1.58

1379

34

1,413

97.59%

2.41%

0.99

1.62

1986

30

2,016

98.51%

1.49%

1.00

1.00

LMI (<79.99% MSA Income)

1504

52

1,556

96.66%

3.34%

0.98

1.79

MUI (>80% MSA Income)

3365

64

3,429

98.13%

1.87%

1.00

1.00

5,002

118

5,120

97.70%

2.30%

0.99

1.55

Total2
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100.%

Denial Rate
Table 2c. Loan Denial
Disparity Ratios

Ratio of
that
Income
Level to
UpperIncome
(Denial
Ratio)

Applications

Denials

Percenta
ge

678

122

17.99%

3.04

1,494

147

9.84%

1.66

1,831

145

7.92%

1.34

Income Level
Low (<50% MSA Income)
Moderate (50-79.99% MSA
Income)
Middle (80-119.99% MSA
Income)
Upper (120% or More MSA
Income)

2,521

149

5.91%

1.00

LMI (<79.99% MSA Income)

2,172

269

12.38%

1.83

MUI (>80% MSA Income)

4,352

294

6.76%

1.00

Total2

6,709

583

8.69%

1.47

NOTES
"Total" refers to total loans to all persons, including those applications with "income not available" reported. Thus, "total" may be a slightly larger number than the sum of "Low,"
"Middle," "Moderate," and "Upper." These four categories form a mutually exclusive group; likewise, "LMI" and "MUI" form a mutually exclusive group independent of "Low," "Middle,"
"Moderate," and Upper."
In the case of "Low," "Moderate," "Middle," and "Upper," the index for this ratio (that is, the denominator of the ratio) is "Upper." In the case of "LMI" and "MUI," the index is "MUI."
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100%

Percent of Loans Compared to Percent of Households by Income
Level
LMI compared to MUI

80%
60%
40%
20%
0%
Low (<50% MSA Income)

Moderate (50-79.99% MSA Income)

%Households

Prime

High-Cost

Chart 2b

100%
90%
80%
70%
60%
50%
40%
30%
20%
10%
0%

1.79

1.00

Low (<50% MSA Income)

2.0
1.8
1.6
1.4
1.2
1.0
0.8
0.6
0.4
0.2
0.0

Disparity Ratio

Market Share

High-Cost Market Share of Loans by Income Level
LMI compared to MUI

Moderate (50-79.99% MSA Income)

Disparity Ratio is subprime market share of loans to a racial group divided by subprime
market share of loans to Upper or MUI

62

High-Cost

Disparity Ratio

Chart 2c

Denial Rate

100%
90%
80%
70%
60%
50%
40%
30%
20%
10%
0%

2.0
1.8
1.6
1.4
1.2
1.0
0.8
0.6
0.4
0.2
0.0

1.83

1.00

Low (<50% MSA Income)

Disparity Ratio

Denial Rates and Disparity Ratios by Income Level
LMI compared to MUI

Moderate (50-79.99% MSA Income)

Disparity Ratio is denial rate for loans to a racial group divided by denial rate for loans
to Upper or MUI

Rate

Disparity Ratio

Chart 2d
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MUI (>80%
MSA Income)

Rate

Disparity Ratio

Table 1. All Single Family FHA Lending to Owner-Occupants, Appleton City, Wisconsin in 2009
By Race of Borrower
As a Percent of Loans to All
Races
(Portfolio Share)

Count of Loans

Table 1a. Portfolio
Share Analysis
Prime

High-Cost

All

Prime

High-Cost

Households

All

Count

Percent

Ratio of
Prime
Portfolio
Share to
Percent of
Households

Ratio of
Subprime
Portfolio
Share to
Percent of
Households

Borrower Race
Non-Hispanic White

857

58

915

92.45%

95.08%

92.61%

40,237

94.87%

0.97

1.00

2

1

3

0.22%

1.64%

0.30%

322

0.76%

0.28

2.16

Hispanic or Latino

22

3

25

2.37%

4.84%

2.53%

682

1.61%

1.48

3.01

Asian

23

0

23

2.48%

0.00%

2.33%

718

1.69%

1.47

0.00

948

64

1,012

100.00%

100.0%

100.0%

42,413

Black or African American

Total1

As a Percent of
Loans to that Race
(Market Share)

Count of Loans
Table 1b. Market Share
Analysis
Prime

High-Cost

All

Prime

High-Cost

Ratio of that
Race to NonHispanic White
(Market Share
Ratio)
Prime

HighCost

Borrower Race
Non-Hispanic White

857

58

915

93.66%

6.34%

1.00

1.00

2

1

3

66.67%

33.33%

0.71

5.26

Hispanic or Latino

22

3

25

88.00%

12.00%

0.94

1.89

Asian

23

0

23

100.00%

0.00%

1.07

0.00

948

64

1,012

93.68%

6.32%

Percenta
ge

Ratio of
that Race
to NonHispanic
White
(Denial
Ratio)

Black or African American

Total1

Denial Rate
Table 1c. Loan Denial
Disparity Ratios
Applicatio
ns

Denials

Borrower Race
Non-Hispanics White

1334

163

12.22%

1.00

6

1

16.67%

1.36

Hispanic or Latino

40

7

17.50%

1.43

Asian

44

6

13.64%

1.12

1,520

197

12.96%

1.06

Black or African American

Total1

NOTES
"Total" refers to total loans to all persons, including those applications with "income not available" reported. Thus, "total" may be a slightly larger number than the sum of "Low,"
"Middle," "Moderate," and "Upper." These four categories form a mutually exclusive group; likewise, "LMI" and "MUI" form a mutually exclusive group independent of "Low," "Middle,"
"Moderate," and Upper."
In the case of "Low," "Moderate," "Middle," and "Upper," the index for this ratio (that is, the denominator of the ratio) is "Upper." In the case of "LMI" and "MUI," the index is "MUI."
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Table 2. All Single Family FHA Lending to Owner-Occupants, Appleton City in 2009
By Income Level of Borrower
As a Percent of Loans to all
Income Levels
(Portfolio Share)

Count of Loans

Table 2a. Portfolio
Share Analysis
Prime

High-Cost

All

Prime

High-Cost

All

Households

Count

Percent

Ratio of
Prime
Portfolio
Share to
Percent
of
Househo
lds

Ratio of
High-Cost
Portfolio
Share to
Percent of
Households

Income Level
Low (<50% MSA Income)
Moderate (50-79.99% MSA
Income)
Middle (80-119.99% MSA
Income)
Upper (120% or More MSA
Income)
LMI (<79.99% MSA Income)
MUI (>80% MSA Income)
Total2

144

3

147

21.15%

8.82%

20.56%

7,692

18.14%

1.17

0.49

262

14

276

38.47%

41.18%

38.60%

7,361

17.36%

2.22

2.37

194

14

208

28.49%

41.18%

29.09%

9,594

22.62%

1.26

1.82

81
406
275
948

3
17
17
64

84
423
292
1,012

11.89%
59.62%
40.38%
100.0%

8.82%
50.00%
50.00%
100.0%

11.75%
59.16%
40.84%
100.0%

17,766

41.89%
35.49%
64.51%
100.0%

0.28
1.68
0.63

0.21
1.41
0.78

As a Percent of
Loans to that
Income Level
(Market Share)

Count of Loans

Table 2b. Market Share
Analysis
Prime

High-Cost

All

Prime

High-Cost

15,053
27,360
42,413

Ratio of that
Income Level to
Upper-Income
(Market Share
Ratio)3
Prime

High-Cost

Income Level
Low (<50% MSA Income)
Moderate (50-79.99% MSA
Income)
Middle (80-119.99% MSA
Income)
Upper (120% or More MSA
Income)
LMI (<79.99% MSA Income)
MUI (>80% MSA Income)
Total2

144

3

147

97.96%

2.04%

1.02

0.57

262

14

276

94.93%

5.07%

0.98

1.42

194

14

208

93.27%

6.73%

0.97

1.88

81
406
275
948

3
17
17
64

84
423
292
1,012

96.43%
95.98%
94.18%
93.68%

3.57%
4.02%
5.82%
6.32%

1.00
1.02
1.00
0.97

1.00
0.69
1.00
1.77
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Denial Rate
Table 2c. Loan Denial
Disparity Ratios
Application
s

Denials

Percentag
e

Ratio of
that
Income
Level to
UpperIncome
(Denial
Ratio)

Income Level
Low (<50% MSA Income)
Moderate (50-79.99% MSA
Income)
Middle (80-119.99% MSA
Income)
Upper (120% or More MSA
Income)
LMI (<79.99% MSA Income)
MUI (>80% MSA Income)
Total2

243

47

19.34%

1.09

429

58

13.52%

0.76

319

40

12.54%

0.71

152

27

17.76%

1.00

672

105

15.63%

1.10

471
1,520

67
197

14.23%
12.96%

1.00
0.73

NOTES
"Total" refers to total loans to all persons, including those applications with "income not available" reported. Thus, "total" may be a slightly larger number than the sum of "Low,"
"Middle," "Moderate," and "Upper." These four categories form a mutually exclusive group; likewise, "LMI" and "MUI" form a mutually exclusive group independent of "Low," "Middle,"
"Moderate," and Upper."
In the case of "Low," "Moderate," "Middle," and "Upper," the index for this ratio (that is, the denominator of the ratio) is "Upper." In the case of "LMI" and "MUI," the index is "MUI."
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Chart 2c
Denial Rates and Disparity Ratios by Income Level
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