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INTRO DU CTIO N  
EXECUTIVE SUMMARY OF THE ANALYSIS 

PURPOSE 

The Federal Fair Housing Act, Section 808(e)(5), requires the Secretary of the U.S. Department of 
Housing and Urban Development (HUD) to administer housing and urban programs in a manner 
affirmatively furthering fair housing (AFFH).  Although the extent of the AFFH obligation is not  
defined statutorily , HUD establishes the following requirements1: 

Â Jurisdictions must conduct an analysis to identify impediments to fair housing 
choice within the jurisdiction; 

Â Appropriate actions must be taken to overcome the effects of any impediments 
identified in the analysis; and 

Â Jurisdictions must maintain records reflecting the analysis and actions taken in this 
regard. 

HUD interprets the objectives to òaffirmatively further fair housingó to mean that the Jurisdiction 
will2: 

Â Analyze and eliminate housing discrimination in the jurisdiction; 

Â Promote fair housing for all persons; 

Â Provide opportunities for inclusive patterns of housing occupancy regardless of 
race, color, religion, sex, familial status (pregnancy, family, or individual in the 
process of adopting or having legal custody of a child under the age of 18),  
disability (having a record of such impairment, persons diagnosed as being HIV-
positive, and recovering substance abusers), and national origin; 

Â Promote housing that is structurally accessible to, and useable by all persons, 
particularly persons with disabilities; and 

Â Foster compliance with nondiscrimination provisions of the Fair Housing Act. 

The Analysis of the Impediments to Fair Housing Choice (AI) is required of state and local 
governments that receive federal funds from HUD.  This includes Community Block Grants 
(CDBG) and HOME Investment Partnerships Program (HOME) funds.  The AI is an assessment of 
housing, housing related policies, and practices in use throughout the Jurisdiction that inadvertently 
or deliberately prevent its residents to choose where they live.  The analysis includes a discussion of 
the barriers to housing choice within the City of Miami, a plan of action to overcome the identified 
impediments, and a strategy to maintain records and results of the actions taken.  Although the 

                                                      
1 US Department of Housing and Urban Development, Office of Fair Housing and Equal Opportunity, Fair Housing Guide. Section 1 

2 Ibid. 
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AFFH obligation arises in connection with the receipt of Federal funding, the obligation extends to 
all housing and housing related activities in the City of Miami whether publicly or privately funded.3  
Factors that could restrict housing choice include, but are not limited to: 

Â Discrimination based on race, color, national origin, sex, religion, familial status and 
disability as defined by Title VIII of the Civil Rights Act of 1968; 

Â Discrimination on the basis of race, color, religion, ancestry, national origin, gender, 
pregnancy, age, disability, marital status, familial status, and sexual orientation in 
housing, public accommodations, and employment other than government 
employment; as defined by the Miami-Dade County Code Chapter 11A; 

Â Discrimination based on sexual orientation in housing, credit and finance, public 
accommodations, and employment as defined in 1998 by the Human Rights 
Ordinance amending the Miami-Dade County Code; 

Â Lack of affordable housing; 

Â Severely cost burdened households; 

Â Lack of housing that is accessible to the disabled; 

Â Lack of housing that is accessible to persons holding Section 8 vouchers due to 
discrimination; 

Â Location of jobs and availability of housing in an area; 

Â Lack of reasonable and accessible transportation services; and 

Â Inability to obtain a mortgage, abuse of subprime loans, and predatory lending. 

HUD recommends that the AI be updated every three to five years, or in accordance with the 
timeframe of the Consolidated Plan.  The City of Miami last conducted an AI in 2002. The Cityõs 
2004-2009 Consolidated Plan, is a required five-year plan that describes a communityõs needs, 
resources, priorities, and proposed activities to be undertaken with HUD funding.  The City of 
Miami updated its Consolidated Plan in 2004 and it is available to the public on the City of Miami 
Department of Community Development website:  

http://ci.miami.fl.us/communitydevelopment/ConPlan/index.htm 

 

METHODOLOGY  

WHO CONDUCTED TH E ANALYSIS 

The City of Miami Department of Community Development (CD) is the lead agency coordinating all 
aspects of the AI.  CD retained the services of Civica Consulting Group, Inc. to complete the AI 
report.  The consultant was responsible for gathering information, conducting key informant 
interviews, and writing the final document. 

                                                      
3 US Department of Housing and Urban Development, Office of Fair Housing and Equal Opportunity, Fair Housing Guide. 

http://ci.miami.fl.us/communitydevelopment/ConPlan/index.htm
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PARTICIPANTS  

Key informant interviews were conducted with city and county officials; as well as community 
stakeholders and private organizations.  The agencies involved in the interview process or that 
provided valuable information are: 

Â City of Miami Planning Department 

Â Fannie Mae 

Â Florida Justice Institute 

Â Housing Opportunities for Excellence, Inc. 

Â Legal Services of Greater Miami, Inc. 

Â Miami-Dade County Affordable Housing Foundation, Inc.  

Â Miami-Dade County Equal Opportunity Board 

Â Miami-Dade Neighborhood Housing Services 

Â Miami-Dade Task Force on Urban Economic Revitalization 

Â National Community Reinvestment Coalition 

Â Northern Trust Bank of Florida 

METHODOLOGY USED  

The AI began with a review of social, economic, and housing data gathered from the 2000 Census 
and from existing studies and the following reports: 2004-2009 City of Miami Consolidated Plan, 
Public Housing Authority Plan, and the Brookings Instituteõs Growing the Middle Class: Connecting All 
Miami Residents to Economic Opportunity.  Other reports cited in the Jurisdictional Background chapter 
include the Miami Comprehensive Neighborhood Plan revised in 2004, as well as the 2005 
Evaluation and Appraisal Report (EAR) of the Miami Comprehensive Neighborhood Plan.  Various 
recent newspaper articles were also cited throughout the document. 

The impediments to fair housing choice and the conclusions and recommendations were identified 
through analyzing the data previously mentioned, as well as by obtaining information through the key 
informant interviews of the participants listed above. Home Mortgage Disclosure Act (HMDA) data 
used to analyze impediments to fair housing in the City of Miamiõs home buyers market was 
provided by the National Community Reinvestment Coalition (NCRC). 
 

SUMMARY OF THE CONCLUSIONS  AND RECOMMENDATIONS  

The following is a brief synopsis of the impediments identified and the recommendations suggested. 
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Impediment FH 1:  
Scarcity of Developable Vacant Parcels 
 

Recommendations 
FH 1.1 Develop a formalized infill program in which the City would make available city-owned 

parcels to developers through a Request for Proposal (RFQ) process.  
 
FH 1.2 The Community Development Department will manage the citywide infill program and 

create a strategy to ensure that available city parcels are used for the development of 
affordable housing. 

 
Impediment FH 2:  
High Rates of Segregation in Public Assisted Housing 
 

Recommendations 
FH 2.1 Continue to educate clients about the Fair Housing Act which allows them to choose 

where they want to live and places no limitations on that choice other than a rent cap (It 
should be noted that all policies and procedures are consistent with the requirements of 
Federal, State, and local law and HUD regulations and guidance). 

 
FH 2.2 Provide technical assistance and training in affirmative marketing to recipients of City 

administered federal funds.  In particular, provide strategies that reach and appeal to all 
segments of the community.  

 
Impediment FH 3:  
Federal Funding Decreasing Annually for Public Housing Assistance 
 

Recommendations 
FH 3.1  Continue to attempt to accommodate as many Housing Opportunities for Persons with 

AIDS (HOPWA) clients as possible in the Cityõs Long-term Rental Assistance Program.  
 
FH 3.2 Possibly tighten restriction on the number of bedrooms allowed per household size to 

reduce the amount of subsidy per household. 
 
Impediment FH 4:  
Federally Funded Public Assisted Housing Clients May be Occasional ly 
Turned Down by Landlords Due to prior Experiences with Assistance 
Programs 

 
Recommendation 
FH 4.1 Provide information that demonstrates the Cityõs successful history of timely payments 

to other landlords. In addition, post on the Cityõs website the programõs standard 
policies, changes to polices (i.e. the reduction in fair market rent coverage), and 
Frequently Asked Questions (FAQs) by landlords. 

 
Impediment FH 5:  
Disparate Service in Private Lending to Minorit ies 
 

Recommendations 
FH 5.1 Develop and implement steps to foster conventional lending and other banking services 

in neighborhoods that appear to be underserved or to specific groups of citizens that 
appear to be underserved. 
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FH 5.2 Target existing financial literacy programs (ACCESS Miami) in African American 

neighborhoods. 
 
Impediment FH 6:  
Predatory Lending and Abuse of the Subprime Market   

 
Recommendations 
FH 6.1 Develop and implement financial literacy programs through the ACCESS Miami 

program. Ensure that programs are available in English, Spanish, and Creole. 
 
FH 6.2  Develop media campaign that will educate the Cityõs residents about fair housing rights, 

including the right to fair loans and the dangers of predatory lending. 
 
FH 6.3 Though the City does not underwrite predatory loans and has standards (based on debt 

to income ratios) in place to deny loans that appear predatory, the City intends to 
strengthen the current policy to restrict interest rates, restrict points charged on a loan, 
and disallow certain loan products deemed unnecessary.  A revised anti-predatory 
underwriting policy for first term mortgages that receive the City's assistance for down 
payments or closing costs will include the following: 

ð The term of the loan must be 30 years; 
ð The interest rate must be fixed and cannot be more than 7.00 percent (periodically 

review and adjust for changes in interest rates); 
ð No adjusted rate mortgages; 
ð No prepayment penalties; 
ð Loan must be full documentation only. No stated income and/or assets loans; 
ð The total percentage charged for Discount, Origination and Broker fees cannot 

exceed 2 points; 
ð All other lending fees (example, application fees, processing fees, tax service fees, 

administration fees, etc.) must be reasonable.  However, they cannot exceed $500 or 
0.5 percent of the loan amount, whichever is greater.  

 
Impediment FH 7:  
Lack of a Coherent Citywide Housing Policy 

 
Recommendation 
FH 7.1 Develop a clear affordable housing policy.   

 
Impediment FH 8:  
Not Enough Affordable/Workforce Housing Units to Meet the Needs of  City 
Residents 

Recommendations 
FH 8.1 Continue to advocate on behalf of affordable housing developers streamlining the 

application process, in the course of endorsing the following:  
ð Impact Fees; 
ð Streamlining the Administrative Process; 

i. Community Development Department 
ii. Building Department 
iii. Planning Department 
iv. Zoning Department  

ð Release of Liens. 
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FH 8.2 Continue to implement the actions to increase affordable housing identified in the 

2004- 2009 Consolidated Plan. 
 
FH 8.3 Adopt a formal Infill Program. 
 
FH 8.4 Formally establish an Affordable Housing Trust Fund. 
 
FH 8.5 Identify opportunities for intergovernmental collaboration to address housing 

affordability issues.  In particular, examine the most effective manner to partner with 
the County, State, and Federal governments to coordinate activities and leverage 
funding. 

 
FH 8.6 Require strong affirmative marketing programs for all affordable housing developments 

using City administered Federal funds. 
 

Impediment FH 9:  
Housing Discriminat ion on the Basis of  Race, Color, National Origin, 
Religion, Sex, Famil ial status, and Disabil i ty  

 
Recommendations 
FH 9.1 Develop an educational fair housing rights campaign for City residents that will help 

them identify and challenge discrimination (see FH 14.1 for more details). 
 
FH 9.2 Consolidate the fair housing complaint intake process and improve the monitoring 

system (see FH 11). 
 
FH 9.3 Conduct fair housing testing within the City of Miami (see FH 11 for more details). 
 
FH 9.4 Provide fair housing education and training to housing providers to ensure compliance 

with fair housing laws. 
 
Impediment FH10:  
Housing Discrimination Complaint Intake Process is Fractured 

 
Recommendation 
FH 10.1 Centralize fair housing complaints that occur within the City by directing complaints to 

311 CitiStat and/or the Cityõs Hotline. 
 
Impediment FH 11:  
Improve the Amount of Fair Housing Testing within the City of Miami 

 
Recommendation 
FH 11.1 Conduct targeted fair housing testing based on the quarterly reports if trends (i.e. 

geographic concentration of complaints by zip code) are identified in the monitoring 
process. 

 
Impediment FH12:  
Lack of Public Awareness of Fair Housing Rights 
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Recommendations 
FH 12.1 Implement a fair housing information campaign that specially targets City residents and 

clearly informs the public about fair housing rights. 
ð Develop marketing material (i.e. brochures, postcards, Public Service 

Announcements (PSAs), web site) in English, Spanish, and Creole; all material 
should specify where a resident should call to report a complaint. Use HUD 
developed collateral (i.e. print, radio, and television ads).4 

ð Include fair housing information during the Section 8 and HOPWA intake 
process and at the time of recertification. 

ð Establish a mailing list of existing Section 8 and HOPWA agencies and 
periodically mail fair housing information. 

ð Identify where it is best to provide fair housing collateral (i.e. Neighborhood 
Enhancement Team (NET) offices, public places such as libraries, and social 
agencies such as the welfare office). 

ð Conduct an annual mass media campaign during the Fair Housing Month each 
April. 

 
FH 12.2 Continue to implement the Affirmative Fair Housing Marketing Plan; ensure that  

outreach includes developers, realtors, landlords, financial institutions and the minority 
community. 

 
Impediment FH13:  
Mobi l i ty Impaired Individuals Lack Access to Housing with 
Accommodations and Modif icat ions for the Disabled 

 
Recommendations 
FH 13.1 Increase the number of units available to persons with disabilities. 
 
FH 13.2 Conduct random monitoring of the new housing developments to ensure that technical 

requirements are in place for accessibility to buildings and facilities by individuals with 
disabilities under the Americans with Disabilities Act (ADA) and the Fair Housing Act. 

 
Impediment FH14:  
Weak Part icipation in the Labor Market 
 

Recommendations 
FH 14.1 Continue to address the economic development component of fair housing through 

the existing Minority Business Enterprise (MBE) Plan.  

FH 14.2 Create job opportunities in financially distressed neighborhoods (as identified in the 
2004-2009 Consolidated Plan). 

FH 14.3 Develop business attraction and retention programs (as identified in the 2004-2009 
Consolidated Plan). 

 
 

 

                                                      
4 To see HUD developed collateral, please visit HUDõs website at: http://www.hud.gov/offices/fheo/adcampaign.cfm 
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JURISDIC T IONAL          
BAC KG ROUND DATA 
CONTEXT FOR A FAIR HOUSING DISCUSSION 

Title VIII of the Civil Rights Act of 1968 (Fair Housing Act), as amended, prohibits discrimination in 
the sale, rental, and financing of dwellings, and in other housing-related transactions, based on race, 
color, national origin, religion, sex, familial status (including children under the age of 18 living with 
parents or legal custodians, pregnant women, and people securing custody of children under the age 
of 18), and handicap (disability).  This section of the report provides a profile of the protected classes 
in the City of Miami and other related general information. 

SOCIAL TRENDS  

One aspect of assessing fair housing involves determining the representation of protected classes in 
the population and determining if any socio-economic disparities exist.  Miamiõs residents are of an 
unusually diverse ethnic and racial background, among the poorest in the nation, with a large share of 
foreign born residents, and an increasingly aging population of persons 65 and over.  In the following 
sections, these and other social trends in the City of Miami will be reviewed. 

Table 1: General Population Characteristics in the City of Miami, 2000 

Source: US Census Bureau, 2000; (x) Not Applicable 

 

RACE AND ETHNICITY  

The 2000 Census indicated that the City of Miamiõs racial and ethnic makeup is mostly non-White.  
Miami ranks third among the 100 largest cities in the U.S. in share of non-white population; 88 
percent of the City of Miami is non-white. 

Of the 100 largest cities in the U.S., the City of Miami ranked 4th in the largest share of 
Hispanic/Latino population (65.8 percent) and 47th in the share of Black/African American 
population (19.9 percent).   

This growing diversity, both nationally and in the City of Miami, is largely due to the increase in 
Hispanic/ Latino populations.  It is not that Miami has become more diverse; rather it has become 
increasingly a city of immigrants from Latin America.  The decline in the White population has been 
evident since the 1970s.  However, the 2000 Census revealed that the Black population has declined 
in absolute numbers in the City of Miami in the past ten years.   The Hispanic population grew by 

 # % 

Total population 362,470 100.0 

Male 180,194 49.7 

Female 182,276 50.3 

Median age 37.7 (X) 

High school graduate or higher       133,069  52.7 

Foreign Born       215,739  59.5 

Speak a language other than English at home (5 years and older)       254,536  74.6 
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three percentage points during the 1990s, while the black population dropped by five percentage 
points.  By 2000, 65 percent of Miamiõs population was Hispanic. 

Table 2: Population by Race and Ethnicity in the City of Miami, 1980 - 2000 

Race/Ethnicity  Year Population % of Total 

White, Non-Hispanic 

1980 67,799 19.5 

1990 44,091 12.3 

2000 42,897 11.8 

Black, Non-Hispanic 

1980 81,921 23.6 

1990 88,763 24.8 

2000 72,190 19.9 

Other Races,  
Non-Hispanic 

1980 2,960 0.9 

1990 2,256 0.6 

2000 9,032 2.5 

Total Hispanic  
(All Races) 

1980 194,185 56.0 

1990 223,438 62.3 

2000 238,351 65.8 

Source: US Census Bureau, 2000 

 

SEGREGATION  

According to the Brookings Institute, the segregation index in the City of Miami between Hispanics 
and blacks is one of the highest in the nation (ranked second in the United States). Demographic 
patterns of income, race and ethnicity reveal great disparity and insular racial and ethnic enclaves. 
The black population is clustered north of downtown and the Hispanic population is concentrated in 
the Southern and Western portions of the City. This polarization creates challenges for the City in 
trying to integrate distressed communities into the broader economy as well as to encourage fair 
housing choice. (Please see the GIS maps in Attachment 1).  

NATIONAL ORIGIN  

According to the 2000 Census, the City of Miami currently has almost 60 percent of its residents 
born in a foreign country and over 20 percent have arrived within the last five years.  Miami has the 
second highest share of foreign born residents among the 100 largest cities in the nation (Hialeah 
tops the list).  Approximately 74.6 percent of Miamians age five and over speak a language other than 
English at home, compared to 17.9 percent at the national level.  Less than half of Miamiõs foreign 
born residents are naturalized citizens, even though most arrived before 1990. 

PERSONS WITH DISABILIT IES 

The Fair Housing Act provides additional protection to those individuals that have a physical or 
mental disability (including hearing, mobility and visual impairments, chronic alcoholism, chronic 
mental illness, AIDS, AIDS Related Complex and mental retardation) that substantially limits one or 
more major life activities. The Fair Housing Act has three broad purposes in relation to people with 
disabilities: to end segregation of the housing available to people who have disabilities; to give people 
with disabilities greater opportunity to choose where they want to live; and to assure that reasonable 
accommodations be made to the individual needs of people with disabilities in securing and using 
housing.  
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Specifically, the Fair Housing Act establishes the following seven design requirements for all covered, 
multifamily dwellings consisting of four or more units ready for first occupancy on or after March 13, 
1991. Multi-story units are exempt from the design and construction requirements.  

(1) Accessible Building Entrance on an Accessible Route: Covered multifamily dwellings must have at 
least one building entrance on an accessible route unless it is impractical to do so because of 
terrain or unusual characteristics of the site. All such dwellings with a building entrance on 
an accessible route must meet Requirements 2 through 7.  

(2) Accessible and Usable Public and Common Use Areas: Public and common use areas must be 
accessible to and usable by people with disabilities.  

(3) Usable Doors: All doors designed to allow passage into and within all premises must be 
sufficiently wide to allow passage by persons in wheelchairs.  

(4) Accessible Route Into and Through the Covered Dwelling Unit: There must be an accessible route 
into and through the dwelling units, providing access for people with disabilities.  

(5) Light Switches, Electrical Outlets, Thermostats, and Other Environmental Controls in Accessible 
Locations: These features must be placed in accessible locations throughout the premises 
within the dwelling unit.  

(6) Reinforced Walls for Grab Bars: Bathroom walls must be reinforced to allow later installation of 
grab bars around the toilet, tub, shower stall and shower seat.  

(7) Usable Kitchen and Bathrooms: Dwelling units must contain usable kitchens and bathrooms 
such that an individual in a wheelchair can maneuver about the space.  

In the City of Miami, the data on the number of households that include a person with a disability 
may be understated because HUD and Public Housing Authorities (PHAs) are not permitted to ask 
about the disability status of a household. However, it is estimated that 95,240 disabled persons live 
in the City of Miami, 48 percent male and 52 percent female. This number represents 26 percent of 
the total city population. Most disabled persons in the City of Miami, both male and female, are 
between the ages of 21 and 64. This group also represents the largest proportion of disabled to total 
population; the total of 61,270 people represents 30 percent of the total population in that age group. 
Less than half of the disabled adult population is employed, while 62 percent of people with no 
disability are employed. Only five percent of the total population is both disabled and elderly, but 32 
percent of the disabled population is older than 65. 

HO USING  

During the last decade, homeownership rates in Miami were among the lowest in the nation.  Yet, 
the City of Miami has been going through a transformation since the last census in 2000.  This 
should be kept in mind when reading this report, especially the housing section.  In the May 2005 
State of the City Address, Mayor Diaz noted that there are currently 21 billion dollars worth of major 
projects under construction or in the pipeline. These projects will bring 70,000 new residential units 
and inject million of dollars worth of construction into the City of Miami.  The Mayor also cited 
efforts to make it possible for residents to achieve the dream of homeownership.  The City has 
attracted private development ð nearly 17,000 affordable housing units targeted at the working 
middle class and, over the past three years, has quadrupled the investment and production of 
subsidized housing ð 3,000 new units have been developed or are in production for low income 
families.5 

 

                                                      
5 òThe New Destiny Accomplishments.ó Mayor Manny Diaz ð State of the City Address 2005. Website:  

http://www.ci.miami.fl.us/cms/Files/SOC_05_Accomp.pdf 
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HOUSING UNITS AND TE NURE  

According to the 2000 U.S. Census, there are a total of 148,388 housing units within the City of 
Miami, with an increase of 3,838 housing units since 1990.  The Cityõs total housing inventory is 
nearly split between single-family units (1 unit detached and attached) and multi-family units (5 units 
and greater).  Together, single-family detached (45,523 units) and 20+ multi-family structures (39,636 
units) comprise 57.3 percent of the Cityõs total hosing inventory. 

Table 3: Housing Units and Tenure in the City of Miami, 2000 

Source: U.S. Census Bureau, Census 2000, Summary File 1; (x) Not Applicable 

 
While the 2000 Census found that the City experienced an overall increase in housing units between 
1990-2000, there were notable decreases in certain structure types. Of particular note was the loss of 
multi family units in structures containing 5-9 units and 10-19 units. During this period, the City lost 
581 units (a 4 percent decrease) in 5-9 unit structures and 2,028 units (a 14 percent decrease) in its 
10-19 unit structures. Overall, the City experienced a 5 percent increase in multi-family units, due 
primarily to market rate new construction in Downtown locations. The City's overall renter-occupied 
units decreased by 1,152 units between 1980-1990 and grew by only 206 units between 1990-2000. 

Approximately 35 percent of the City's housing stock is owner-occupied and 65 percent renter-
occupied. The owner occupancy rate is nearly 24 percent less than Miami-Dade County.  The 
homeownership rates in the City of Miami are very low especially when compared to the national rate 
of 66.2 percent.  According to the Brookings Institute, Black homeownership rates in the City of 
Miami are among the lowest in the nation; the cityõs Black homeownership rate of 25.5 percent was 
ranked low at 91st among the 100 largest U.S. cities. 

AGE OF HOUSING STOCK 

The majority (62 percent) of the City of Miami's housing stock was built prior to 1970. 
Approximately 44 percent of the City's housing stock was built prior to 1960, as compared to only 27 
percent for Miami-Dade County. Only about 8 percent of the City's housing stock has been built 
since 1990 compared to 15 percent in the County.  The 2004 ð 2009 Consolidated Plan found a 
correlation between neighborhoods having the highest percentages of "unsafe structures" and those 
neighborhoods having the highest percentages of older housing, e.g. Little Haiti, Model City and East 
Little Havana.  Deferred maintenance and costs associated with code violations will increase the 
overall purchase price of homes in many of Miamiõs neighborhoods. 

Housing Units 
 

#  % 

Total Housing Units 148,388 100.0 

Occupied Housing Units 134,198 90.4 

Vacant Units 14,190 9.6 

  
Occupied Housing Units 134,198 100.0 

Owner Occupied 46,836 34.9 

Renter Occupied 87,362 65.1 

Population in Group Quarters 11,611 8.7 

Persons Per Household 2.61 (x) 
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Table 4: Years Structures Built in the City of Miami, 2000 

Years Structure Built #  % 

1939 or earlier 15,782 10.6 

1940 to 1959 49,672 33.4 

1960 to 1969 26,621 17.9 

1970 to 1979 28,201 19.0 

1980 to 1989 16,767 11.3 

1990 to 1994 5,086 3.4 

1995 to 1998 4,930 3.3 

1999 to March 2000 1,495 1.0 

Source: U.S. Census Bureau, Census 2000 Summary File 3 

 

FAMILIAL STATUS  

According to the Fair Housing Act, unless a building or community qualifies as housing for older 
persons, it may not discriminate based on familial status.  Of the 134,198 households in the City of 
Miami, 62.1 percent are family households with a noteworthy portion of married couple families 
(36.6 percent).  Another significant portion of the households in the City are of female householders 
with no husband present (18.7 percent). 

Table 5: Households by Type in the City of Miami, 2000 

Source: U.S. Census Bureau, Census 2000, Summary File 1. 

 

  Households #  % 

Total Households 134,198 100.0 

  
1-Person Household 40,834 30.4 

--Male Householder 20,274 15.1 

--Female Householder 20,560 15.3 

  
2 or More Person Household 93,364 69.6 

--Family Households 83,281 62.1 

Married-Couple Family 49,139 36.6 

With Own Children < 18 19,741 14.7 

No Own Children < 18 29,398 21.9 

  
--Other Family 34,142 25.4 

   Male Householder, No Wife 9,113 6.8 

With Own Children < 18 3,179 2.4 

No Own Children < 18 5,934 4.4 

   Female  Householder , No Husband 25,029 18.7 

With Own Children < 18 12,357 9.2 

No Own Children < 18 12,672 9.4 

  
--Nonfamily Households 10,083 7.5 

Male Householder 6,360 4.7 

Female Householder 3,723 2.8 
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HOUSING MARKET  

According to the City of Miamiõs State of the City Report 2005, there are currently 21 billion dollars 
worth of major projects under construction or in the pipeline. These projects will bring 70,000 new 
residential units (more than eight times the number built in the last decade) and inject millions of 
dollars worth of construction into the City of Miami. The wave of development underway in Miami 
is unprecedented, bigger than Hong Kong in the boom years of development.6  Not since the post-
World War II housing boom that multiplied Miami-Dade County's population fivefold (to more than 
one million people), has the region experienced anything comparable; a feat that originally took 
almost 20 years.7   

The following bullets are direct excerpts from newspaper articles and help provide context to the real 
estate boom: 

UNPREDECENDTED REAL ESTATE BOOM 

Â Currently, 21 billion dollars worth of major projects are under construction or in the 
pipeline in the City of Miami. These projects will bring 70,000 new residential units 
(more than eight times the number built in the last decade) and inject millions of 
dollars worth of construction into the City of Miami.8 

Â A recent survey conducted by Merrill Lynch found that the greater Miami area has 
the largest real estate bubble in the nation.  It was reported that the gap between 
prices and local incomes has grown faster in the Miami metropolitan area than in 
any other city in the United States.9  In fact, home prices in Miami-Dade have risen 
85 percent since the start of 2001, nearly double the national average; home prices in 
the first quarter of 2005 were 21 percent higher than a year ago.10   

Â Among the projects is the tallest skyscraper in Florida, a 74-story spire higher than 
any residential building south of Manhattan.  In addition, almost four million square 
feet of new retail space and parking for more than 100,000 cars are in the works.11 

Â The confluence of factors propelling this boom into a òcritical combustion.ó 12 

ð Across the country, young people and so-called ''empty-nesters'' have been 
returning to urban centers, in part because of long, wearing commutes from 
outlying suburbs. At the same time, a dwindling supply of easily 
developable land in western Miami-Dade County has prompted developers 
to look eastward. 

ð A shortage of waterfront property elsewhere led developers to Miami's 
acres and acres of vacant bayfront land. 

ð Low interest rates have fueled record home-buying, while aging baby 
boomers are increasingly seeking second homes in sunny or exotic places. 

                                                      
6 òHigh-rises, high hopes.ó Miami Herald. Sunday, May 22, 2005. 

7 Ibid. 

8 Ibid. 

9 òMiami housing ôbubbleõ biggest in the nation.ó Miami Herald. June 22, 2005 

10 Ibid. 

11 òHigh-rises, high hopes.ó Miami Herald. Sunday, May 22, 2005. 

12 Ibid. 
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ð The weak dollar has made Miami an alluring bargain for Europeans and 
Latin Americans. And compared to other urban centers like New York 
City, Miami remains affordable. 

BOOM OR BUBBLE ðWHAT ARE THE CONSEQUENCES? 

Â Serious concerns have been raised about the absence of a ready plan.  How will the 
city cope with thousands of expected new residents and the traffic they will 
generate, given antiquated infrastructure, limited public transit and a shortage of 
parks and open spaces? Will Miami residents, among the nation's poorest urban 
dwellers, be displaced or priced out of new housing if the planned condos actually 
are built, sold and occupied? 13 

Â Real estate analysts, bankers and even some developers fear the real estate boom is a 
bubble fueled by speculators looking to resell condo units for a quick profit, and not 
by true buyer demand.  If developers build too much, and speculators can't find 
buyers for resale, the boom could come to an end, leaving Miami littered with 
vacant and bankrupted buildings or unfinished towers and bare lots. As much as 85 
percent of all condominium sales in downtown Miami are estimated to be by 
investors and speculators.14 

Â Some skeptics, noting the high condo prices and the out-of-town provenance of 
buyers, fear that instead of the diverse, working 24-hour downtown that city leaders 
envision, the boom will instead create a seasonal playground for the rich.15 

ATTAINABLE HOUSING CRISIS   

Â In the last few years, housing has gone from expensive to out of reach. ''Three years 
ago we had an affordable housing problem. Today we have an attainable housing 
crisis.''16 

Â As a result of the real estate boom, some fear that many of Miami's low-income 
families will be forced into substandard housing or stressed housing, where multiple 
families live under one roof.17  

Â Affordable housing has become an issue beyond just for lower-income communities 
in Miami, but now increasingly a problem for working families and white-collar 
professionals. Miami and the County have the potential of losing key professionals -
- teachers, nurses and policemen. Between 2000 and 2005, home prices rose about 
140 percent in Miami-Dade, far outstripping gains in wages. 18  

Â History shows that a city has to maintain some sense of a middle-class character if it 
wants to thrive. Yet there's relatively little in the new downtown priced for working 
families. In fact, there is concern that there is a surplus of high-end units under 

                                                      
13 Ibid. 

14 Ibid. 

15 Ibid. 
16 òHousing prices raise concerns.ó Miami Herald. May 27, 2005. 

17 òAffordable housing too expensive to build.ó South Florida Business Journal. April 25, 2005 

18 òHousing prices raise concerns.ó Miami Herald. May 27, 2005. 
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construction, and not enough units that would meet the needs of middle and low-
income families that make up the bulk of the labor force. 19 

Â Besides the subsidized affordable housing units, no new affordable housing supply 
is expected.  Though many believe that the overbuilding of condos will create new 
rental inventory ðcurrent affordable housing developers warn that these units won't 
benefit low-income households and that these units will not be future housing 
stock.20 

AFFORDABLE HOUSING TOO EXPENSIVE TO BUILD 

Â Affordable housing in South Florida has become too expensive to build and the 
areaõs affordable housing developers are leaving the sector.21   

ð Cornerstone Group - No new affordable housing projects planned (It 
should be noted that the Cornerstone Group is considered the 8th largest 
multifamily developer in the country).   

ð Pinnacle Housing Group - New focus is in market-rate housing and 
commercial development.   

ð Carlisle Development Group - Has expanded into market-rate apartments 
after a long tradition in developing low-income rental complexes. 

Â The gulf between the costs of real property, construction and what people can 
actually afford is "very serious." Without a return, developers feel that it shouldnõt 
be expected that the for-profits stay in this field. Early in 2005, Pinnacle Housing 
Group returned tax credits for three projects citing that there was not enough profit 
to move forward.22  

Â Rising land prices are at the heart of the affordable housing crisis. 
Sites that are appropriate and fit the numbers that make them feasible to develop 
affordable housing are difficult to find.  Cornerstone CEO said in a recent article 
that Cornerstone "wouldn't have left if it still made sense." In addition to property 
values increasing, the cost of labor, concrete and rebar rose as much as 30 to 40 
percent.23 

Á Acquiring sites has become difficult for affordable housing builders who depend on 
layers of government subsidy that can take years to secure. A representative from 
the Carlisle Group said in the same article that companies like his never competed 
with high-end builders for land in the past. But now, everyone thinks his or her 
property is worth more than before and that market-rate builders are willing to pay 
for it.  "I hate to say it. I don't see many positive signs out there for the [affordable 
housing] industry at all," said the former Carlisle CFO.24 

                                                      
19 Ibid. 

20 òAffordable housing too expensive to build.ó South Florida Business Journal. April 25, 2005. 
21 òAffordable housing too expensive to build.ó South Florida Business Journal. April 25, 2005. 

22 òAffordable housing too expensive to build.ó South Florida Business Journal. April 25, 2005. 

23 Ibid. 

24 Ibid. 
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Â Affordable housing builders can't convert apartment units to condos nor can they 
raise rates unless incomes go up across the board. Federal tax credits require that the 
units stay affordable for 15 years. State requirements can increase those 
commitments up to 50 years.  "At a certain point, with rents flat, something's gotta 
give. There must be much more subsidy or we have to charge more rent" said one 
of the affordable housing developers in a recent article.25 

Â For-profit affordable housing builders can make more money flipping land.  
For example, a community development corporation (CDC) bought land in Miami's 
Allapattah neighborhood for $250,000 and spent three years trying to pull together 
the financing. The project fell apart and the land sold for $1.9 million. 
"Why take the risk and make 20 percent when you can make 100 percent or more?" 
a former affordable housing developer was quoted as saying. 26  

CITY OF MIAMI HOUSING MARKET 

According to the National Association of Realtors, the current median sale price for a single-family 
home in the Miami Metropolitan Area is $384,40027.  Despite the high prices, the City of Miami is 
currently experiencing a surge in multi-family housing starts and new developments in the pipeline. 
However, according to the City of Miami Consolidated Plan 2004 -2009, 76 percent of the 4,683 
multi-family rental units under construction/lease-up and 73 percent of the rental units planned are 
market rate developments with rents ranging from $934 to $3,320 per month. Tax Credit rental 
developments begin as low as $504 per month, but comprise only 13 percent of the new rentals in 
the City of Miami. It should also be noted that Tax Credit multi-family rentals have typically smaller 
square footage than market rate units. The largest Tax Credit rental unit is 1,170 square feet 
compared to 2,375 for market rate units.  

According to the 2000 U.S. Census, gross rents in the City of Miami have increased by 32 percent 
since 1990. The escalation in rent prices can be attributed to the overall increase in housing values in 
the City, as reflected in current sale prices and restricted supply of housing to a .9 percent decline in 
the City's vacancy rate between 1990 - 2000. This is exacerbated by a relatively tight 5.6 percent 
vacancy rate in Miami-Dade as a whole.  

COST-BURDENED HOUSEHOLDS  

Cost-burdened and severely cost-burdened households are defined, respectively, as those spending 
more than 30 or 50 percent of their household incomes on housing costs, including utilities. 
According to the City of Miami Consolidated Plan 2004-2009, 41 percent of households were cost-
burdened and 20 percent of households were severely cost-burdened in the City of Miami in 2000. 
The majority of the cost burdened households are renters and the trend is expected to continue; by 
the year 2010, 23,424 renter households will be severely cost burdened as opposed to 5,753 
households with homeowners. 

The ratio of median house value to median household income is very high in City of Miami, meaning 
that housing is expensive to purchase.  Likewise, though rent in Miami is relatively low when 
compared to other large cities, rent burden for renters is high, making housing unaffordable despite 
the low rents.  The following two figures demonstrate how wages for working families usually cannot 

                                                      
25 Ibid. 

26 Ibid. 

27 National Association of Realtors.  Median Sales Price of Existing Single-Family Homes for Metropolitan Areas. [Online]. Available 

http://www.realtor.org/Research.nsf/files/MSAPRICESF.pdf/$FILE/MSAPRICESF.pdf, August 29, 2007. 

http://www.realtor.org/Research.nsf/files/MSAPRICESF.pdf/$FILE/MSAPRICESF.pdf
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cover the expense of housing in Miami-Dade County, regardless of whether the family wishes to own 
a home or rent.  Due to the unprecedented rapid increase of the value of real estate in the City of 
Miami, it is safe to infer that the income needed for both homeownership and rental costs may have 
also increased in many of the cityõs real estate markets since 2003 ðthe year these figures were studied 
(recent median single family home prices show more than a $100,000 increase in the past two years).  
It is also safe to infer that wages have remained the same over the past few years.  The end result is 
an increased gap between wages and the cost of housing, resulting in a greater number of cost-
burdened households. 

Figure 1: Homeownership Market in the Miami MSA, 2003 
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Figure 2: Rental Market in the Miami MSA, 2003
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PUBLIC AND SUBSIDIZE D HOUSING  

The City has made significant strides in increasing the number of subsidized units.  The City of 
Miami has quadrupled its investment in, and the production of, affordable housing units since 
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2002.28 The City has recaptured near $15 million from projects that were determined to have 
òfailed,ó and has reallocated these funds to viable affordable housing projects currently in progress. 
Since January 2000, 4,658 affordable units (both ownership and rental) have been completed or are 
in production today.29 Additionally, there are a total of 68 private workforce housing projects 
spread throughout Miamiõs neighborhoods, including Allapattah (10 projects, 2300 units), Little 
Havana (29 projects, 7000 units), Coral Way (13 projects, 1400 units), Overtown (6 projects, 2500 
units) and Downtown (2 projects, 700 units) with more in the pipeline.30 

Miami-Dade Housing Agency (MDHA) is responsible for managing the majority of public housing 
units; however, a large portion of the Countyõs inventory is located within the City limits.  MDHA 
provides federal-subsidies for 10,500 units of public housing, which it manages and maintains, and 
for 17,700 units of private housing, which it inspects annually. It also provides limited supportive 
services and programs to improve the quality of life and general environment of public housing 
residents, and coordinates most of the Countyõs affordable housing programs, including the inþll 
housing initiative.  

According to the 2003 Public Housing Authority Plan, Miami-Dade County has 44,091 families on 
the public housing waiting list; the greatest rental need is for the extremely low income (<=30 
percent AMI). It is also evident that families with children comprise the largest percentage (48 
percent) of households in need and that most households, including elderly and families, are 
Hispanic (52 percent) or Black (41 percent). 

An analysis of the MDHA Public Housing Waiting List by U.S. Zip Code indicates that the largest 
percentage of households, and particularly Waiting List "family households,ó are from 
neighborhoods within the City of Miami that have been designated as Neighborhood Development 
Zones (NDZs). The largest percentages are found in the Allapattah (16 percent) and Little 
Haiti/Model City (10 percent) Zip Codes. 

HOUSING NEED  

In the last five years, the City of Miamiõs urban core has undergone a transformation that has had a 
profound impact on the housing market. In fact, the 2004 ð 2009 Consolidated Plan findings 
indicated that the City of Miami is experiencing gentrification.  This is evident by the dramatic 
increase in real estate values, the shortage of affordable housing, and the growing interest of 
investors in urban core communities, where many of the Cityõs low income families reside. The 
following is a summary of the key findings from the Consolidated Planõs General Housing Needs 
Assessment and the Housing Market Study that illustrate the challenges that the City of Miami 
faces.   

NEED FOR HOUSING ASSISTANCE 

Â Almost half of all households in the City of Miami have incomes below 80 percent 
of area median and thus qualify for housing assistance.   

Â The low to moderate income households found to have the greatest need for 
housing assistance include small families, single person households, and special 
needs populations --with the elderly, at 30 percent below the median income, 

                                                      
28 òPress release: Mayor Manny Diaz highlights Miamiõs increased affordable housing production.ó March 21, 2005. Website:  

http://www.ci.miami.fl.us/cms/mayor/1438.htm 
29 Source: Dept. of Community Development Housing Report as of August 1, 2007. 
30 òPress release: Mayor Manny Diaz highlights Miamiõs increased affordable housing production.ó March 21, 2005. Website:  
http://www.ci.miami.fl.us/cms/mayor/1438.htm 
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demonstrating the highest need. These households suffer a high cost burden, 
overcrowding, and substandard living conditions. 

Â 35 percent of the households in the Neighborhood Development Zones 
(NDZs)31 earn less than $10,000 a year. The highest percent of households in this 
category are in Overtown (41 percent), Model City (39 percent), Wynwood (39 
percent) and Allapattah (33 percent). This creates a major challenge for providing 
affordable housing in NDZs. 

 
AFFORDABILITY OF MULTI-FAMILY RENTAL 

Â 41 percent of City of Miami households are cost burdened, and the majority of 
those cost burdened (77 percent) are renters.   

Â 73 percent of NDZ  residents are renters.  

Â Existing contract rents within NDZs are above the 30 percent threshold for 
neighborhood residents and will likely increase. Lack of rental affordability is 
greatest in Overtown (38 percent) and Wynwood (36 percent). 

 
MULTI-FAMILY RENTAL CONSTRUCTION ACTIVITY 

Â The City of Miamiõs stock of affordable multi-family rental units is declining and 
not being replaced with new construction.  

Â Market rate and upscale rental units comprise 76 percent of all units under 
construction/lease-up and 73 percent of all units currently planned. 

 
HOMEBUYER AFFORDABILITY IN NEIGHBORHOOD DEVELOPMENT ZONES 

Â Significant single family home purchase affordability gaps exist in the NDZs. The 
average gap of affordability is $43,895.  The largest gaps occur in Wynwood 
($65,202), Little Havana ($64,676), and Coconut Grove ($57,233). 

Â There is a potential "affordable" condominium market emerging within several of 
the NDZs.  Condo sales activity in Little Havana and Overtown, in particular, 
show starting and median sale prices within or near the affordability requirements 
of households in these neighborhoods.   

 
SPECIAL NEEDS POPULATIONS 

Â The City of Miami accounts for 42 percent of the homeless in Miami-Dade 
County. 

Â Miami-Dade County ranked fourth nationally for the number of persons living 
with HIV/AIDS. 32  Residents living with HIV/AIDS are concentrated in Central 
Miami-Dade County in areas comprised of low-income, predominately minority 
neighborhoods, including Liberty City, Allapattah, Little Haiti and Overtown. 

Â The City of Miami has the third largest elderly population in the nation, 
representing 20 percent of the population in the City. Approximately 76 percent 

                                                      
31 NDZs and Model Blocks will be defined later in the report under the section òOther relevant studies and city initiativesó 
32 Centers for Disease Control and Prevention, Characteristics of Persons Living with AIDS and HIV, 2001, HIV/AIDS Surveillance 

Supplemental Report, 2003; 9(No.2):10. 
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of low-income elderly live in rented housing and 52 percent of these individuals 
have incomes lower than 30 percent of MFI.  Only 12 percent of low-income 
elderly have incomes higher than 80 percent of MFI. 

Â Approximately 26 percent of the population in the City of Miami is considered 
disabled. This is higher than the number of elderly in the City, yet only 24 percent 
of the disabled are seniors over the age of 65. Of the 4,076 assisted housing units 
in the City of Miami, no more than 5 percent of the assisted units are designated 
exclusively for the disabled. 

 

ECONOMIC TRENDS  

The City of Miamiõs economic indicators are mixed -one area of concern are the wide disparities 
between race and ethnic groups.  According to the 2000 Census, Blacks have the lowest median 
household income in the City of Miami while Whites have the lowest poverty rates.   

Employment decentralization is another economic issue.  According to the Brookings Institute 
Center on Urban and Metropolitan Policy, most job growth has occurred outside the Cityõs 
boundaries.  Furthermore, the Cityõs poor are located in job loss neighborhoods and are isolated 
from job growth areas.  The Brookings Institute also found that City of Miami Blacks and 
Hispanics are more likely than their suburban counterparts not to have access to a vehicle to take 
them to suburban job growth areas. These and other relevant economic trends within the City of 
Miami are discussed below. 

Table 6: General Economic Characteristics in the City of Miami 

  Number Percent 

In Labor Force (16 years and older) 147,356 50.3 

Mean travel time to work in minutes (16 years and older) 28.1 (X) 

Median Household Income (dollars) 23,483 (X) 

Median family income (dollars) 27,225 (X) 

Per capita income (dollars) 15,128 (X) 

Families below poverty level 19,779 23.5 

Individuals below poverty level 100,405 28.5 

Source: U.S. Census Bureau, Summary File 1 (SF 1) and Summary File 3 (SF 3); (X) Not applicable. 

INCOME AND POVERTY  

The median income for the City of Miami in the 2000 Census was $23,483, $35,966 in Miami-Dade 
County as a whole, and $39,749 in the Countyõs suburbs ðdemonstrating that low-income residents 
in the county are concentrated in the City of Miami. 

According to the Brookings Institute, the City of Miami has the lowest median household income 
among the 100 largest cities in the nation, almost half the national median income of $41,994. 
While 20 percent of the nationõs households make less than $18,000, 41 percent of Miami 
households are in that category.   

There is evidence that change may be taking place with respect to income in the City of Miami ð
this change may bring both negative and positive consequences.  A comparison by income brackets 
of 2000 and 1990 Census household income reveals that the City of Miami only lost households 
with incomes of $24,999 or less; the greatest loss occurring with households with incomes of less 
than $10,000.  On the other hand, households with incomes of $75,000 or more ballooned in the 
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last decade.  In particular, households with income levels of $150,000 or more experienced the 
greatest percent change (186.6 percent), and households with incomes between $50,000 to $74,999 
gained the most households (5,452).   

Table 7: Household Income by Income Brackets, 2000: City of Miami 

Income Bracket  1989 1999  Number 
Change, 

1989-1999 

 Percent 
Change, 

1989-1999 
Number Percent Number Percent 

Households 130,250 100.0 134,344 100.0 4,094 3.1 

Less than $10,000 41,798 32.1 32,558 24.2 -9,240 -22.1 

$10,000 to $14,999 17,263 13.3 14,370 10.7 -2,893 -16.8 

$15,000 to $24,999 25,450 19.5 23,087 17.2 -2,363 -9.3 

$25,000 to $34,999 16,508 12.7 17,280 12.9 772 4.7 

$35,000 to $49,999 13,766 10.6 17,036 12.7 3,270 23.8 

$50,000 to $74,999 9,032 6.9 14,484 10.8 5,452 60.4 

$75,000 to $99,999 3,108 2.4 6,458 4.8 3,350 107.8 

$100,000 to $149,999 1,845 1.4 4,829 3.6 2,984 161.7 

$150,000 or more 1,480 1.1 4,242 3.2 2,762 186.6 

Source: 1990 and 2000 U.S. Bureau of the Census 

 
Though the City of Miamiõs poverty rates have declined since 1993, it is still considered to have the 
highest poverty rate among the nationõs 100 largest cities.  The 2000 Census also revealed that 
Whites have the lowest poverty rates (14 percent) while Blacks have the highest (41 percent); 
Miami ranks 1st in Black poverty rates in the nation.  Twenty-seven percent of the Hispanic 
population lives below the poverty line. 

Elderly residents also did not fare well.  Approximately 29 percent (17,683 individuals) of Miamiõs 
over 65 years of age population were in poverty at the time of the 2000 census; The City of 
Miamiõs elderly poverty rate is ranked number one among the 100 largest cities in the nation. 

LABOR FORCE  

The economic well being of a community is largely determined by how well the residents are 
connected to the labor market.  According to the 2000 Census, the City of Miami has an 11.7 
percent unemployment rate ðranked 6th in the nation in unemployment.  The Cityõs average annual 
pay increased by only nine percent, falling short of the nationõs growth of 13 percent in the last 10 
years.    Since 1990, the City of Miamiõs population 16 years of age and over not in the labor force 
grew by almost 37,000 people, a 37 percent increase.  The City of Miami ranked last in the nation 
in labor force participation.  The cityõs rate was 50.3 percent while the average amongst large cities 
is 63.0 percent. 

There are signs that the unemployment rate has significantly changed since the last census.  A 
recent Miami Herald article stated that unemployment in Miami-Dade County is at a 20-year low of 
4.3 percent.33 Together, the three counties (Miami-Dade, Broward, and Palm Beach), form the 
country's sixth-largest metropolitan area and, in the last 12 months, have generated 52,200 new 
jobs.34 The article also stated that South Florida is leading the state in new jobs, at a time when 

                                                      
33 òA burst of new jobs for the taking.ó Miami Herald. June 26, 2005. 

34 Ibid. 
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Florida is leading the nation.  Some of the trends driving job growth include a flood of capital and 
people from outside the region and diversification of the area's economy.35 

WORK 

Labor force issues, industry challenges, and opportunities are important to understand together.  It 
is essential to have a perspective about the industries and occupations in which the majority of a 
cityõs residents have found employment.  At the time of the 2000 Census, the majority of the City 
of Miamiõs residents age 16 and over held sales and office occupations (26.2 percent), while the 
education, health, and social services industry employed the most residents (15.0 percent) from the 
City of Miami.   

According to the Brookings Institute, Miami is a low-wage economy, which is decentralizing, and 
this has implications for minority and low-income residents.  Most Miami area jobs are located 
within ten miles of the central business district, but only 15 percent are located within three miles.  
In 1990, over 66 percent of Miami city residents commuted to employment sites inside the City, by 
2000 that figure dropped to only 50 percent.  The Brookings Institute found that there is a spatial 
mismatch between areas of growing employment and neighborhoods of low-income, minority 
workers.  While Hispanics are more spatially dispersed than the black population, both groups 
reside in job loss areas.  

It should be noted that the City has begun to significantly evolve since the last census on which the 
Bookings Instituteõs study was based.  Mayor Diaz recently stated in his 2005 State of the City 
address that the City of Miami is now among the top 10 generators of new jobs and that 
unemployment rates have significantly dropped in the past two years. The Mayor also restated his 
commitment to job creation as one of his top priorities. 

Table 8: Sample median hourly wages in the City of Miami 

High wage: Low wage: 

Financial Managers:  $33.02 Cashier: $6.82 

Insurance Underwriters:  $17.85 Retail: $7.90 
Accountants:  $20.79 Food Service: $6.98  
Lawyers: $48.04 Receptionist: $9.60 
Registered Nurses: $23.04 Production occupations (i.e. bakers, welders): $8.77 
Librarians: $21.51 Construction occupations: $12.74 

Source: Brookings Institute. Growing the Middle Class: Connecting All Miami Residents to Economic Opportunity.   

 

ACCESS TO CAPITAL AND THE FINANCING OF  DWELLINGS  

It is important to understand barriers, such as lack of access to capital, which may impact the local 
economy and the financing of homeownership. According to the Brookings Instituteõs Growing the 
Middle Class: Connecting All Miami Residents to Economic Opportunity, there are approximately 17,000 
unbanked households in Miami and immigrants are more likely to be unbanked than any other low 
income resident. 

The analysis in this section covers one year of lending data for the City of Miami.  The data is 
based on home purchase and home improvement/r efinancing loans for single family homes 
reported in the Home Mortgage Disclosure Act (HMDA) in 2003.   HMDA was enacted by 
Congress in 1974 and requires that certain financial institutions (banks, savings associations, credit 
unions, and other mortgage lending institutions) make public information about their home loans 
                                                      
35 Ibid. 



 

2005 ð 2010 City of Miami Analysis of Impediments to Fair Housing Choice - Amended Page 23 

by: 1) the applicantõs race and income, 2) the type, purpose, and amount of the loan, 3) the loan 
application decision, and 4) the census tract of the property to be financed.  The HMDA that is 
analyzed below combines the home purchase and refinance markets by census tract.  The census 
tract locations for the 2003 HMDA data is based on the 2000 census; in total 71 census tracts were 
analyzed that are predominantly within the boundaries of the City of Miami (see attachment 1 for a 
list of the census tracts).  The first HMDA table (Table 9) in this report contains the following 
general information: loan purpose and type, applicant race, income, and sex, as well as census tract 
characteristics.  This information is presented by loan decision.  The second and third HMDA 
tables (Tables 10 and 11) present Federal Housing Administration (FHA) and subprime loans by 
race and ethnicity. 

GENERAL HOME MORTGAGE DISCLOSURE ACT DATA 

The following is a brief summary of the findings from the general HMDA data from Table 9: 

Â In 2003 there were a total of 27,512 loan applications totaling approximately 
$4,364,064,000.  The majority of these were: Refinance loans (62 percent), 
Hispanic applicants (54 percent), Upper-income applicants (57 percent), and Male 
applicants (41 percent).  The high percentage of refinance loans is in line with the 
national trend.  

Â Of all the applications, 52.37 percent were originated, 9.81 percent were approved 
but not accepted, 23.40 percent were denied, and 14.42 percent were withdrawn 
or incomplete.  Of the loans that were originated (approximately $2,388,737,000), 
the majority were: 
1) Refinance loans (59 percent); 57 percent of the total dollars lent; 
2) Hispanic applicants (57 percent); 52 percent of the total dollars lent; 
3) Upper-income applicants (61 percent); 74 percent of the 
    total dollars lent; and 
4) Male applicants (41 percent); 43 percent of the total dollars lent. 

Â Of the denied loans, most (25 percent) were refinance loans.  This pattern changes 
when each loan type was analyzed separately .Though few applications were made 
for home improvements, this type of loan sustained the greatest denial rates (50.0 
percent); while 25.1 percent of the refinance loans and 17.9 of the conventional 
purchase loans were denied.  

Â 69.0 percent of all the applications were by minorities, the majority of those by 
Hispanics (54.3 percent), followed by a significantly less number of Black 
applicants (11.1 percent).  While Whites represent a smaller population within the 
City, there were more White loan applicants (18.9 percent) than Black applicants. 

With respect to loan decisions by race and ethnicity, Hispanic applicants had the greatest numbers 
across all the loan decisions due to this groupõs large volume of applications.  A very different pattern 
emerges when the numbers are analyzed individually by race and ethnicity. White applicants had a 
greater chance to be approved for a loan (70 percent) and to originate a loan (62 percent) than 
Hispanics (65 percent approval rate - 55 percent originated) and Blacks (53 percent approval rate - 42 
percent originated).  White applicants were also less likely to be denied a loan (17 percent) than 
Hispanics (22 percent) and Blacks (33 percent).  The percent of withdrawn applications and 
applications approved but not accepted were proportional similarly across the different racial and 
ethic groups.  Please see Figure 3. 
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Figure 3: Percentage of Loan Application Decisions by Race/Ethnicity in the City of Miami, 2003 
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Source: HMDA data provided by NCRC and analyzed by Civica Consulting Group, Inc. 

 

 
 

 

The following is a breakdown of the percentage of dollars lent by the applicantõs race 
and ethnicity (the universe is loan originations):  52 percent Hispanic, 30 percent 
White, 9 percent to individuals that did not provide race information, 5 percent 
Black, and 4 percent to other races and ethnicities. 

Â Loan applications by income are as follows: 4.48 percent to low-income, 11.25 
percent to moderate income, 19.75 percent to middle income, 56.63 percent to 
upper-income, and 7.89 percent to individuals whose income was not available.  
Please see Table 9 for a definition of the income levels. 

Â There are no surprises with respect to the loan decisions by income of the applicant; 
the higher the income, the greater chance for a loan origination. (Please see Figure 
4.)    
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Figure 4: Percentage of Loan Application Decisions by Income in the City of Miami, 2003 
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Source: HMDA data provided by NCRC and analyzed by Civica Consulting Group, Inc. 
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Table 9: HMDA Mortgage Data in the City of Miami, 2003  
 
Active Filters:  
Purpose is Home Purchase or Home Improvement or Refinancing and (Action is Originated or Approved Not Accepted or Denied or Withdrawn or Closed Incomplete) 
 

(1) Percent of Total Number of Applications    (2) Percent of Total Number of Originations     (3) Number of Denied Applications as a Percent of Number of Applications for Line Item 

  

Total Applications  (1) Originated  (2) Approved Not Accepted Denied  (3) Withdrawn / Incomplete  

Count % $ 000's Count % $ 000's Count % $ 000's Count % $ 000's Count % $ 000's 

Loan Purpose and Type                               

Purchase - Conventional 9,151 33.26 1,626,900 5,397 37.46 984,656 933 34.56 161,568 1,642 17.94 270,274 1,179 29.72 210,402 

Purchase - Government 335 1.22 43,588 208 1.44 26,359 19 0.70 2,454 55 16.42 7,534 53 1.34 7,241 

Home Improvement 872 3.17 39,378 265 1.84 13,547 104 3.85 4,676 436 50.00 16,654 67 1.69 4,501 

Refinance 17,154 62.35 2,654,198 8,538 59.26 1,364,175 1,644 60.89 249,444 4,304 25.09 621,260 2,668 67.25 419,319 

Multi-Family 0 0.00 0 0 0.00 0 0 0.00 0 0 0.00 0 0 0.00 0 

Applicant Race                               

American Indian/Alaskan 71 0.26 9,865 26 0.18 4,744 6 0.22 436 26 36.62 2,587 13 0.33 2,098 

Asian/Pacific Islander 165 0.60 26,866 93 0.65 15,095 19 0.70 2,733 25 15.15 3,208 28 0.71 5,830 

Black 3,063 11.13 279,975 1,299 9.02 112,358 331 12.26 31,114 1,015 33.14 92,211 418 10.54 44,292 

Hispanic 14,942 54.31 2,226,475 8,276 57.44 1,253,149 1,491 55.22 216,836 3,226 21.59 458,223 1,949 49.13 298,267 

White 5,207 18.93 1,148,146 3,200 22.21 712,639 460 17.04 106,126 886 17.02 182,094 661 16.66 147,287 

Other 750 2.73 115,743 206 1.43 33,683 50 1.85 7,968 374 49.87 56,978 120 3.02 17,114 

Minority 18,991 69.03 2,658,924 9,900 68.71 1,419,029 1,897 70.26 259,087 4,666 24.57 613,207 2,528 63.73 367,601 

Not Provided 3,101 11.27 497,863 1,132 7.86 212,815 334 12.37 51,076 873 28.15 117,196 762 19.21 116,776 

Not Applicable 213 0.77 59,131 176 1.22 44,254 9 0.33 1,853 12 5.63 3,225 16 0.40 9,799 

Applicant Income                               

Low  (0-49% of Median) 1,232 4.48 84,526 461 3.20 22,852 78 2.89 4,834 471 38.23 34,210 222 5.60 22,630 

Moderate (50-79% of Median) 3,096 11.25 269,894 1,311 9.10 108,262 285 10.56 23,060 992 32.04 88,909 508 12.81 49,663 

Middle  (80-119% of Median) 5,434 19.75 596,314 2,632 18.27 295,187 580 21.48 61,494 1,440 26.50 152,304 782 19.71 87,329 

Upper  (>=120% of Median) 15,579 56.63 3,048,420 8,775 60.90 1,762,844 1,512 56.00 289,616 3,198 20.53 585,121 2,094 52.79 410,839 

Income Not Available 2,171 7.89 364,910 1,229 8.53 199,592 245 9.07 39,138 336 15.48 55,178 361 9.10 71,002 

 
Table continued on the following page. 
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Table continued from the previous page. 

 

  

Total Applications  (1) Originated  (2) Approved Not Accepted Denied  (3) Withdrawn / Incomplete  

Count % $ 000's Count % $ 000's Count % $ 000's Count % $ 000's Count % $ 000's 

Tract/BNA Characteristics                               

Substantially Minority 25,643 93.21 3,691,291 13,213 91.71 1,965,466 2,534 93.85 356,758 6,185 24.12 823,563 3,711 93.55 545,504 

Not Substantially Minority 1,869 6.79 672,773 1,195 8.29 423,271 166 6.15 61,384 252 13.48 92,159 256 6.45 95,959 

Low  (0-49% of Median) 3,308 12.02 309,201 1,429 9.92 125,664 356 13.19 36,412 1,017 30.74 92,530 506 12.76 54,595 

Moderate (50-79% of Median) 9,581 34.82 1,098,414 4,373 30.35 503,494 1,027 38.04 119,317 2,669 27.86 295,576 1,512 38.11 180,027 

Middle  (80-119% of Median) 8,848 32.16 1,422,921 4,937 34.27 792,670 798 29.56 127,479 1,881 21.26 296,853 1,232 31.06 205,919 

Upper  (>=120% of Median) 5,775 20.99 1,533,528 3,669 25.47 966,909 519 19.22 134,934 870 15.06 230,763 717 18.07 200,922 

Low/Mod and/or Sub Minority 25,643 93.21 3,691,291 13,213 91.71 1,965,466 2,534 93.85 356,758 6,185 24.12 823,563 3,711 93.55 545,504 

All Other Census Tracts 1,869 6.79 672,773 1,195 8.29 423,271 166 6.15 61,384 252 13.48 92,159 256 6.45 95,959 

Applicant Sex                               

Male 11,485 41.75 1,907,439 5,935 41.19 1,032,821 1,157 42.85 187,316 2,751 23.95 414,430 1,642 41.39 272,872 

Female 8,329 30.27 1,153,495 4,393 30.49 615,111 841 31.15 121,447 2,007 24.10 258,799 1,088 27.43 158,138 

Joint 5,651 20.54 952,220 3,266 22.67 572,920 490 18.15 79,280 1,135 20.08 171,235 760 19.16 128,785 

Not Applicable 2,047 7.44 350,910 814 5.65 167,885 212 7.85 30,099 544 26.58 71,258 477 12.02 81,668 

Total 27,512 100.00 4,364,064 14,408 100.00 2,388,737 2,700 100.00 418,142 6,437 23.40 915,722 3,967 100.00 641,463 

 

Source: National Community Reinvestment Coalition. Note: Validity Errors are included. 
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HOME MORTGAGE DISCLOSURE ACT DATA - FHA AND SUBPRIME LOANS 

In interviews with key informants, it was often stated that loan access problems had greatly improved 
for City of Miami residents.  The informants cited that the difficulty facing many City residents 
today, especially minority and low-income individuals, is access to quality loans.  It was suggested that 
many minorities and single women tend to be automatically lead towards more expensive FHA loans 
or subprime loans without consideration of their credit rating.  There was also great concern 
expressed about predatory lending.  Unfortunately, no resource exists that would allow for a 
comprehensive analysis of predatory lending practices in Miami. However, the HMDA was filtered 
by FHA and subprime loans in order to determine if there are indicators of unfair lending practices 
as suggested by the key informants.  The following is a discussion on the terms, FHA, subprime, and 
predatory lending; then a summary of the findings from the HMDA data analysis of FHA and 
subprime loans.   

Federal Housing Administration (FHA) 

The Federal Housing Administration, a part of the US Department of Urban and Housing 
Development (HUD), was established to improve housing standards and stabilize the mortgage 
market by providing an adequate home financing system through insurance of mortgages.  FHA 
plays a critical role in financing for minority borrowers, first time home buyers, borrowers who have 
troubled credit history, and borrowers who have little money to put down on a home.   

Federal Housing Administration (FHA)  Loans ð An FHA loan is a loan that is insured 100 
percent by the agency, thereby eliminating the lender's risk.  Qualified borrowers pay an upfront 
insurance premium and a monthly premium. In most cases, the insurance cost to the homeowner will 
drop off after five years or when the remaining balance on the loan is 78 percent of the value of the 
property -whichever is longer.36  

The following is a brief summary of the findings from the HMDA data in the City of Miami by FHA 
loans from Table 10: 

Â In 2003 there were 754 FHA applications in the City of Miami totaling 
approximately $89,528,000 in requested loans.  Of these, about 60 percent of the 
requests were originated for a total of $53,452,000 in FHA loans ðonly 2 percent of 
the total dollars lent in 2003. 

Â The City of Miami is a majority minority city, therefore, the high percentage of FHA 
loans to minorities (85 percent) can be expected.  Most of the originated loans were 
from substantially minority census tracts (99 percent) and in moderate income level 
census tracts (57 percent). 

Â Though the majority of the originated FHA loans were made to minorities, a 
significant portion of those loans were made to Hispanics (68 percent) totaling 
approximately $40,114,000 (75 percent) of the dollars.  Black applicants comprised   
13 percent of the originated loans for a total of $5,593,000 (10 percent).  It is 
interesting to note that when considering the total originated loans, black applicants 
were more likely to have an FHA originated loan than white applicants, while table 8 
demonstrates that whites were more likely than black applicants to originate a loan 
in general. 

                                                      
36 US HUD: www.hud.gov 
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Â When taking into consideration all the FHA loans that were approved, Black 
applicants were most likely to not accept the FHA loan they were approved for (17 
percent); Hispanics and whites were 12 percent and 5 percent, respectively, likely 
not to accept an approved loan. The non-acceptance rate of approved loans was 
also evident when all loans were examined in table 9 and with subprime loans in 
table 11. 

Â FHA loans are designed to serve mortgage clients with limited financial resources.  
One would expect that the majority of the FHA loans would be made to low and 
moderate income individuals.  However, an interesting pattern emerges when the 
FHA borrower is analyzed by income.  The following is the percent of originated 
loans made to borrowers by income level: 

25 percent ð middle income; 

22 percent ð upper  income; 

12 percent ð moderate income;  

10 percent ð low income; and 

39 percent ð individuals for which income could not be determined37  

Subprime Loans 

The term subprime is often misused to refer to certain òpredatoryó or òabusiveó lending practices; 
however, some forms of subprime lending may be abusive or predatory.   In 2001, the federal bank 
regulatory agencies issued the òExamination Guidance for Subprime Lending Programsó to define 
subprime loans, to clarify the difference between the appropriate use and abuse of subprime loans. 
The following is a brief review of the definitions:38  

Subprime lending ð òSafe and soundó subprime loans are made to borrowers who typically have 
weakened credit history. A weakened credit history is characterized by problems such as payment 
delinquencies, charge-offs, judgments, and bankruptcies. Another measurement for subprime loans is 
the borrower's reduced repayment capacity. This can be measured by credit scores, debt-to-income 
ratios and other criteria indicating credit weaknesses. The regulatory agencies have made clear that 
these measurements of subprime lending should only be applied at the time of origination or 
purchase of the loan. The test applies only when the lender is making the loan decision. Responsible 
subprime loans that are "appropriately underwritten, priced, and administered" can enhance credit 
access for borrowers with special credit needs and still offer attractive returns to the banking 
industry.   

Predatory/òabusive subprime lendingó ð A predatory loan is one which simply takes advantage 
of the borrower. The key element to determine whether lending is predatory is whether there is a 
"commensurate exchange of value" in both directions between lender and borrower. The regulators 
are using this value exchange concept to measure the motives of the lender. A common element in 
examples of predatory lending is the fact that the loan is based on what the lender can make from the 
transaction without regard to the borrower's benefit. Thus, loans that are based on the value of the 
collateral without taking into account whether the borrower can repay would be captured by this 

                                                      
37 Income could not be determined as reported by the HMDA data collected by the Federal Financial Institutions Examination Council 

(FFIEC).   
38 òExamination Guidance for Subprime Lending Programs.ó The Office of the Comptroller of the Currency, the Federal Reserve Board, 

the Federal Deposit Insurance Corporation, and the Office of Thrift Supervision. January 2001. 
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definition. Likewise, another common exploitation of the borrower is steering him or her to a 
subprime loan when he or she would have qualified for a prime loan.  

The regulatory agencies have distilled abusive lending down to three principles: 

Â Making unaffordable loans based on the assets of the borrower rather than on the 
borrowers ability to repay an obligation; 

Â Inducing a borrower to refinance a loan repeatedly in order to charge high points 
and fees each time the loan is refinanced, otherwise known as òloan flippingó; and  

Â Engaging in fraud or deception to conceal the true nature of the loan obligation or 
ancillary products, from an unsuspecting or unsophisticated borrower. 

In short, an abuse of a subprime loan is when a borrower is exploited when the cost of the loan is 
unrelated to the risk. Some in the lending industry further differentiate predatory lending as a practice 
that targets a certain population (i.e. the elderly, minorities).  

The following is a brief summary of the findings from the HMDA data by subprime loans from 
Table 11: 

Â In 2003, there were 8,684 subprime applications totaling $1,182,991 in requested 
dollars.  This is approximately 17 percent of the total dollars lent by the banking 
institutions that year. 

Â Similar to all the other types of loans, the majority (74 percent) of the subprime loan 
applications were submitted by minorities;  Hispanics constituted 51 percent of the 
applicants, blacks made up 17 percent, 15 percent were made by applicants in which 
race or ethnicity was not available, and 11 percent of the applicants were white. 

Â A significant majority of the subprime loan applications were for refinance (67 
percent of the applications).  However, it is interesting to note that, of the 5,809 
refinance subprime loan applications, only 29 percent were originated. 

Â In general, the percent of originated subprime loans was low -only 35 percent were 
originated.  

Â 81 percent of the originated loans were to minorities, of which Hispanics 
constituted the most frequent type of borrower. The percent of originated loans by 
race and ethnicity were as follows: 62 percent Hispanic (63 percent of the dollars 
lent), 17 percent Black (12 percent of the dollars lent), 10 percent White (13 percent 
of the dollars lent).   

Â There are two particular trends to note: 1) When studying the total number of 
approved loans (originated and approved but not accepted), Subprime loans 
followed a similar trend as the FHA loans in which Black applicants were more 
likely to receive a subprime loan than a White applicant, though White applicants 
were more likely to receive a loan in general. 2) Though more Black applicants 
received a subprime loan than White applicants, White applicants were lent 
approximately $3,968,000 more than Black applicants.  

Â When income patterns in subprime lending were analyzed they revealed surprising 
results.  Fifty-five percent of the originated loans were made to upper-income 
applicants which constituted approximately 66 percent of the total dollars lent with 
subprime loans.  Together upper- and middle-income applicants (the top two 
income tiers) made up 81 percent of the originated subprime loans and 86 percent 
of the total dollars lent in the same category.  Equally as surprising, though upper 
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income applicants had the greatest number of originated loans, only 9 percent of the 
total originated loans were made in substantially upper income census tracts.  The 
majority (45 percent) of the subprime loans were made in substantially moderate-
income census tracts. 

Conclusions 

While HMDA is essential in understanding the mortgage climate in the City of Miami, the data does 
has limitations.  It does not take into consideration how the loan decisions were made (i.e. credit 
worthiness) nor is a lender required to report the race, sex, and income data for loans that they 
purchase from other institutions (i.e. mortgage brokers).  These and other issues must be taken into 
consideration when reaching assumptions about the findings. The data does provide information 
about possible trends in the Cityõs mortgage climate. The 2003 HMDA data clearly shows a trend 
with respect to the low numbers of Black applicants and low- and moderate-income applicants; as 
well as the high levels of denials of loans to Black and low income applicants.  The data also revealed 
that there may be more questions than answers: 

(1) Why arenõt more Black residents applying for loans? 

(2) Why are Black applicants more likely to be denied a loan? 

(3) Why are White residents (the smallest population of the three in the City) more likely to 
receive a loan? 

(4) When applicants are analyzed individually by race and ethnicity, why are Black applicants 
more likely not to accept a loan they have been approved for?     

(5) When the number of originated loans is analyzed, why do Black applicants receive more 
FHA and subprime loans when White applicants have received more loans in general?  

(6) If FHA loans were developed to serve mortgage clients with limited financial resources, then 
why are the majority of the FHA loans originated (for which income could be determined) 
made to middle- and upper-income applicants? 

(7) If more Black applicants originated subprime loans than Whites, why did white applicants 
receive approximately $3,968,000 more than Black applicants? What does this mean? 

(8) Why were so many (81 percent) of the originated subprime loans made to the upper- and 
middle-income applicants? What does it mean that so many of the subprime loans made to 
the top two income tiers originated in substantially moderate-income census tracts? 

A more comprehensive analysis of the HMDA data and the mortgage climate in general will be 
necessary to answer these and other questions.  To help decipher many of these questions, it is 
recommended that: 1) home purchase and refinance markets be examined separately; and 2) that 
loans be analyzed by race/ethnicity and income (i.e. how many black applicants received a subprime 
loan by income). 
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Table 10: HMDA Mortgage Data by FHA loans in the City of Miami, 2003  
 
Active Filters:  
Loan Type is FHA and (Purpose is Home Purchase or Home Improvement or Refinancing) and (Action is Originated or Approved Not Accepted or Denied or Withdrawn or Closed Incomplete) 

(1) Percent of Total Number of Applications   (2) Percent of Total Number of Originations    (3) Number of Denied Applications as a Percent of Number of Applications for Line Item 

  Total Applications  (1) Originated  (2) Approved Not Accepted Denied  (3) Withdrawn / Incomplete  

  Count % $ 000's Count % $ 000's Count % $ 000's Count % $ 000's Count % $ 000's 

Loan Purpose and Type                               

Purchase - Conventional 0 0.00 0 0 0.00 0 0 0.00 0 0 0.00 0 0 0.00 0 

Purchase - Government 317 42.04 40,837 200 44.35 25,242 18 26.47 2,219 48 15.14 6,522 51 40.48 6,854 

Home Improvement 1 0.13 82 0 0.00 0 1 1.47 82 0 0.00 0 0 0.00 0 

Refinance 436 57.82 48,609 251 55.65 28,210 49 72.06 5,935 61 13.99 6,978 75 59.52 7,486 

Multi-Family 0 0.00 0 0 0.00 0 0 0.00 0 0 0.00 0 0 0.00 0 

Applicant Race                               

American Indian/Alaskan 1 0.13 135 0 0.00 0 0 0.00 0 0 0.00 0 1 0.79 135 

Asian/Pacific Islander 3 0.40 282 2 0.44 209 0 0.00 0 0 0.00 0 1 0.79 73 

Black 109 14.46 10,097 59 13.08 5,593 12 17.65 1,149 14 12.84 1,143 24 19.05 2,212 

Hispanic 513 68.04 64,638 323 71.62 40,114 46 67.65 5,859 79 15.40 10,669 65 51.59 7,996 

White 57 7.56 6,660 38 8.43 4,520 2 2.94 328 6 10.53 593 11 8.73 1,219 

Other 12 1.59 1,140 8 1.77 779 0 0.00 0 2 16.67 139 2 1.59 222 

Minority 638 84.62 76,292 392 86.92 46,695 58 85.29 7,008 95 14.89 11,951 93 73.81 10,638 

Not Provided 59 7.82 6,576 21 4.66 2,237 8 11.76 900 8 13.56 956 22 17.46 2,483 

Not Applicable 0 0.00 0 0 0.00 0 0 0.00 0 0 0.00 0 0 0.00 0 

Applicant Income                               

Low  (0-49% of Median) 20 2.65 1,548 10 2.22 769 0 0.00 0 4 20.00 331 6 4.76 448 

Moderate (50-79% of Median) 95 12.60 8,433 52 11.53 4,391 9 13.24 853 22 23.16 1,885 12 9.52 1,304 

Middle  (80-119% of Median) 182 24.14 21,564 114 25.28 13,857 10 14.71 1,164 24 13.19 3,026 34 26.98 3,517 

Upper  (>=120% of Median) 170 22.55 25,552 99 21.95 14,950 11 16.18 1,681 35 20.59 5,429 25 19.84 3,492 

Income Not Available 287 38.06 32,431 176 39.02 19,485 38 55.88 4,538 24 8.36 2,829 49 38.89 5,579 

 
Table continued on the following page. 
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Table continued from the previous page. 

 

  Total Applications  (1) Originated  (2) Approved Not Accepted Denied  (3) Withdrawn / Incomplete  

  Count % $ 000's Count % $ 000's Count % $ 000's Count % $ 000's Count % $ 000's 

Tract/BNA Characteristics                               

Substantially Minority 748 99.20 88,688 448 99.33 53,027 67 98.53 8,047 108 14.44 13,390 125 99.21 14,224 

Not Substantially Minority 6 0.80 840 3 0.67 425 1 1.47 189 1 16.67 110 1 0.79 116 

Low  (0-49% of Median) 156 20.69 17,531 105 23.28 11,687 11 16.18 1,485 23 14.74 2,653 17 13.49 1,706 

Moderate (50-79% of Median) 447 59.28 51,923 259 57.43 30,102 44 64.71 4,907 62 13.87 7,769 82 65.08 9,145 

Middle  (80-119% of Median) 137 18.17 18,444 78 17.29 10,579 12 17.65 1,655 22 16.06 2,910 25 19.84 3,300 

Upper  (>=120% of Median) 14 1.86 1,630 9 2.00 1,084 1 1.47 189 2 14.29 168 2 1.59 189 

NA 0 0.00 0 0 0.00 0 0 0.00 0 0 0.00 0 0 0.00 0 

Low/Mod and/or Sub Minority 748 99.20 88,688 448 99.33 53,027 67 98.53 8,047 108 14.44 13,390 125 99.21 14,224 

All Other Census Tracts 6 0.80 840 3 0.67 425 1 1.47 189 1 16.67 110 1 0.79 116 

Applicant Sex                               

Male 311 41.25 39,607 185 41.02 23,166 29 42.65 3,706 49 15.76 6,643 48 38.10 6,092 

Female 223 29.58 25,284 144 31.93 16,780 15 22.06 1,684 33 14.80 3,465 31 24.60 3,355 

Joint 176 23.34 19,759 109 24.17 12,187 16 23.53 1,946 25 14.20 3,202 26 20.63 2,424 

Not Applicable 44 5.84 4,878 13 2.88 1,319 8 11.76 900 2 4.55 190 21 16.67 2,469 

Total 754 100.00 89,528 451 100.00 53,452 68 100.00 8,236 109 14.46 13,500 126 100.00 14,340 

  

 Source: National Community Reinvestment Coalition. Note: Validity Errors are included. 
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Table 11: HMDA Mortgage Data by SubPrime loans in the City of Miami, 2003  
 
Active Filters:  
Purpose is Home Purchase or Home Improvement or Refinancing and (Action is Originated or Approved Not Accepted or Denied or Withdrawn or Closed Incomplete). Lender Group is SubPrime Lenders 2003 
(Included). 

(1) Percent of Total Number of Applications   (2) Percent of Total Number of Originations    (3) Number of Denied Applications as a Percent of Number of Applications for Line Item 

  Total Applications  (1) Originated  (2) Approved Not Accepted Denied  (3) Withdrawn / Incomplete  

  Count % $ 000's Count % $ 000's Count % $ 000's Count % $ 000's Count % $ 000's 

Loan Purpose and Type                               

Purchase - Conventional 2,661 30.64 367,638 1,226 41.43 166,270 397 40.76 57,388 679 25.52 94,095 359 19.68 49,885 

Purchase - Government 2 0.02 442 1 0.03 146 0 0.00 0 1 50.00 296 0 0.00 0 

Home Improvement 212 2.44 7,413 39 1.32 1,285 23 2.36 864 117 55.19 3,580 33 1.81 1,684 

Refinance 5,809 66.89 807,498 1,693 57.22 242,531 554 56.88 76,297 2,130 36.67 289,140 1,432 78.51 199,530 

Multi-Family 0 0.00 0 0 0.00 0 0 0.00 0 0 0.00 0 0 0.00 0 

Applicant Race                               

American Indian/Alaskan 25 0.29 3,591 8 0.27 1,169 0 0.00 0 8 32.00 878 9 0.49 1,544 

Asian/Pacific Islander 34 0.39 5,017 11 0.37 2,572 5 0.51 581 10 29.41 1,019 8 0.44 845 

Black 1,515 17.45 147,500 489 16.53 47,704 186 19.10 17,711 562 37.10 53,183 278 15.24 28,902 

Hispanic 4,453 51.28 627,922 1,836 62.05 259,224 533 54.72 75,727 1,266 28.43 178,136 818 44.85 114,835 

White 921 10.61 166,135 288 9.73 51,672 91 9.34 17,827 316 34.31 52,523 226 12.39 44,113 

Other 412 4.74 62,651 58 1.96 9,669 17 1.75 2,644 300 72.82 44,997 37 2.03 5,341 

Minority 6,439 74.15 846,681 2,402 81.18 320,338 741 76.08 96,663 2,146 33.33 278,213 1,150 63.05 151,467 

Not Provided 1,312 15.11 168,415 263 8.89 37,090 140 14.37 19,894 463 35.29 56,244 446 24.45 55,187 

Not Applicable 12 0.14 1,760 6 0.20 1,132 2 0.21 165 2 16.67 131 2 0.11 332 

Applicant Income                               

Low  (0-49% of Median) 417 4.80 37,007 57 1.93 4,135 26 2.67 1,772 188 45.08 15,659 146 8.00 15,441 

Moderate (50-79% of Median) 1,286 14.81 120,132 349 11.79 29,158 110 11.29 8,921 496 38.57 49,476 331 18.15 32,577 

Middle  (80-119% of Median) 2,165 24.93 232,110 758 25.62 82,363 254 26.08 27,688 731 33.76 75,880 422 23.14 46,179 

Upper  (>=120% of Median) 4,402 50.69 727,825 1,634 55.22 268,916 508 52.16 84,678 1,411 32.05 231,445 849 46.55 142,786 

Income Not Available 414 4.77 65,917 161 5.44 25,660 76 7.80 11,490 101 24.40 14,651 76 4.17 14,116 

 
Table continued on the following page. 
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Table continued from the previous page. 

 

  Total Applications  (1) Originated  (2) Approved Not Accepted Denied  (3) Withdrawn / Incomplete  

  Count % $ 000's Count % $ 000's Count % $ 000's Count % $ 000's Count % $ 000's 

Tract/BNA Chara cteristics                               

Substantially Minority 8,429 97.06 1,098,453 2,883 97.43 383,010 953 97.84 127,324 2,858 33.91 366,151 1,735 95.12 221,968 

Not Substantially Minority 255 2.94 84,538 76 2.57 27,222 21 2.16 7,225 69 27.06 20,960 89 4.88 29,131 

Low  (0-49% of Median) 1,457 16.78 137,249 431 14.57 40,346 197 20.23 20,059 545 37.41 51,364 284 15.57 25,480 

Moderate (50-79% of Median) 3,931 45.27 458,363 1,330 44.95 157,556 458 47.02 56,321 1,340 34.09 155,814 803 44.02 88,672 

Middle  (80-119% of Median) 2,474 28.49 392,783 944 31.90 150,628 217 22.28 34,606 797 32.22 126,692 516 28.29 80,857 

Upper  (>=120% of Median) 822 9.47 194,596 254 8.58 61,702 102 10.47 23,563 245 29.81 53,241 221 12.12 56,090 

NA 0 0.00 0 0 0.00 0 0 0.00 0 0 0.00 0 0 0.00 0 

Low/Mod and/or Sub Minority 8,429 97.06 1,098,453 2,883 97.43 383,010 953 97.84 127,324 2,858 33.91 366,151 1,735 95.12 221,968 

All Other Census Tracts 255 2.94 84,538 76 2.57 27,222 21 2.16 7,225 69 27.06 20,960 89 4.88 29,131 

Applicant Sex                               

Male 3,745 43.13 523,431 1,308 44.20 182,177 448 46.00 63,150 1,257 33.56 172,674 732 40.13 105,430 

Female 3,005 34.60 401,045 1,102 37.24 150,365 351 36.04 47,845 1,004 33.41 129,162 548 30.04 73,673 

Joint 1,405 16.18 195,698 449 15.17 64,630 120 12.32 16,691 466 33.17 62,992 370 20.29 51,385 

Not Applicable 529 6.09 62,817 100 3.38 13,060 55 5.65 6,863 200 37.81 22,283 174 9.54 20,611 

Total 8,684 100.00 1,182,991 2,959 100.00 410,232 974 100.00 134,549 2,927 33.71 387,111 1,824 100.00 251,099 

 

Source: National Community Reinvestment Coalition. Note: Validity Errors are included. 
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OTHER RELEVANT STUDIES AND  CITY INITIATIVES  

FEC CORRIDOR /MID -TOWN MIAMI  39  

The Florida East Coast (FEC) Corridor is an inner-city area of the City of Miami consisting of over 
2000 acres. This corridor is a mix of industrial, warehouse, commercial and residential uses, with a 
significant number of vacant parcels and underutilized buildings. The Corridor was the subject of a 
redevelopment study, òFEC Corridor Strategic Redevelopment Plan,ó and was the product of a one-
year community planning process that focused on facilitating economic revitalization opportunities 
within the corridor and its surrounding neighborhoods. The plan was developed under the hospice 
of the Cityõs Economic Development Department and was shaped by certain òguiding principlesó 
which included: 

1. The need to create a diverse and sustainable economy; 

2. A vision of an urban-scale, mixed use redevelopment pattern; 

3. The need for a balanced and integrated transportation system; and  

4. Development of a spectrum of housing choice and opportunity. 

In particular, the plan recommends Housing Implementation Strategies and accompanying action 
steps. The implementation strategies include: 1) Using the proposed zoning changes as a òplanning 
tooló for housing choice, 2) Removing existing barriers to infill housing development and housing 
rehabilitation, 3) Targeting existing community development and housing resources to the FEC 
Corridor including the development of a Model Block program, and 4) Creating new housing 
financing mechanisms. 

The center piece of the FEC redevelopment plan was the Buena Vista Yards which consisted of 56 
acres of vacant land that was formerly owned by the FEC Railway. The land was purchased in 2002 
by developers who have worked closely with the City of Miami and Miami-Dade County to fund 
public improvements. Once finished, the project will consist of two major components: The Shops 
at Midtown (retail) and Midtown Miami (residential), providing approximately 600,000 square feet of 
retail space, 3,000 condo lofts and 350 apartment units.  It will have an estimated development value 
of $1.2 billion and will generate an estimated 1,700 permanent jobs. 

2004 ð 2009 CITY OF MIAMI CONSOLIDATED PL AN  40 

The Five Year Consolidated Plan is the document submitted to the U.S. Department of Housing and 
Urban Development (HUD) that serves as the planning tool for jurisdictions funded, under the 
Community Planning and Development (CPD) formula, to include grant programs. The formula 
grant programs guided by the Consolidated Plan consist of the following four programs: Community 
Development Block Grant (CDBG), Home Investment Partnership (HOME), Housing 
Opportunities for Persons with AIDS (HOPWA) and the Emergency Shelter Grant (ESG) program.  
The City of Miami 2004-2009 Consolidated Plan calls for a two tiered approach to community 
development. Under this system, the City will target distressed neighborhoods within the jurisdiction 

                                                      
39 City of Miami Economic Development website: http://www.miamigov.com/economicdevelopment 
40 City of Miami Community Development Department. ò2004-2005 City of Miami Consolidated Plan.ó Website:  

http://www.ci.miami.fl.us/communitydevelopment/ConPlan/index.htm 
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which are most in need of assistance, known as Neighborhood Development Zones (NDZs). The 
NDZ concept is a comprehensive long-term approach to community revitalization that focuses on 
community assets as a means of stimulating market driven redevelopment.  It is a holistic approach 
that calls for sustained, multiyear commitments from local governments, the private sector, 
foundations, and community based organizations. The following is a list of the NDZs: Allapattah, 
Coconut Grove, Edison/Little River/Little Haiti, East Little Havana, West Little Havana, Model 
City, Overtown, and Wynwood. 

Within each NDZ, the City will identify Model Blocks poised for revitalization. Model Blocks are 
small geographic areas with no more than 1,000 housing units.  Each Model Block is in close 
proximity to a commercial corridor (Community Business Corridor or CBCs). Over the course of the 
next five years, the City will concentrate resources for housing, public infrastructure improvements, 
and slum and blight removal in these small geographic areas. The Community Business Corridors 
will serve as target areas for economic development activities. The goal is a visible and concentrated 
neighborhood revitalization initiative that can serve as a catalyst for private investment and change in 
the Neighborhood Development Zones. Specifically, the City seeks to accomplish the following in 
the Model Blocks: 

Â Create physical improvements through infrastructure improvements, streetscape 
improvements, code enforcement, and removal of slum and blight;   

Â Improve housing conditions by targeting rehabilitation and new construction 
assistance in Model Block areas; 

Â Stimulate economic development through façade improvements and other forms of 
targeted business assistance in the CBCs; and 

Â Improve the living condition of residents in Model Blocks by targeting social service 
assistance. 

The Consolidated Plan identified preservation of affordable housing and stimulation of 
neighborhood revitalization as the top priority for the City of Miami within the next five years. 
Informed by the Planõs findings in the Housing Needs Assessment and the Housing Market Analysis, 
the City adopted a four-tiered investment strategy that focuses on: 1) Preserving affordable rental 
housing for those most in need of housing assistance; 2) Assisting existing homeowners to retain and 
maintain their homes through rehab assistance; 3) Preserving affordable homeownership 
opportunities for working families who may be eligible for homeownership but may be priced out of 
the market due to the escalating cost of real estate; and 4) Stimulating affordable housing 
development through the creation of a land acquisition program and other incentives. 

ACCESS MIAMI 

(ASSETS Å CAPITAL Å COMMUNITY Å EDUCATION Å SAVINGS Å SUCCESS) 
 

ACCESS Miami is a comprehensive, citywide initiative aimed at increasing residentsõ access to the 
financial tools that are fundamental to economic prosperity and success.  By increasing access to 
educational and financial resources while harnessing the strength of community assets, City residents 
will have increased opportunity to build wealth, improve financial literacy and save for the future.  
ACCESS Miami incorporates resources from the public and private sectors, participation from 
community-based organizations, and dedication from residents themselves.  By focusing on asset 
accumulation, access to capital, and community-building, ACCESS Miami creates a comprehensive 
financial growth strategy rooted in education and savings that promotes economic prosperity for all 
City residents.  
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ACCESS Miami is an effort to consolidate the Mayorõs Anti-Poverty initiative campaign efforts 
under one umbrella. In September 2002, the Mayor launched a citywide Poverty Initiative campaign 
allocating $2 million for poverty-reduction programs. This unprecedented use of general fund 
resources was a direct attempt to help improve the standard of living for working families residing in 
the City of Miami. The objective of the Mayorõs Anti-Poverty Initiative are: 

Â Economic development activities that generate living wage jobs and community 
sustainability; 

Â Access to a variety of housing options that promote family and community stability; 

Â A comprehensive financial education system that prepares citizens for participation 
in the economic and social fabric of the community;  

Â Coordinated community-based services that nurture and support young people and 
their families; 

Â Access to capital and to existing benefits; and  

Â Wealth accumulation and increased assets. 

MIAMI COMPREHENSIVE NEIGHBORHOOD PLAN 41 

The City adopted the Miami Comprehensive Neighborhood Plan (MCNP) in 1989, a plan that 
provides the goals, objectives, and polices for the Cityõs existing and future development. The latest 
version of the plan is dated 2004 and was revised by the City of Miamiõs Planning Department in the 
2005 Evaluation and Appraisal Report (EAR).  Below are the planõs goals as they relate to furthering 
fair housing choice (changes to the goals identified in the EAR are made in the footnotes).  See 
Attachment 2 for a list of the goals and policies as they relate to furthering fair housing choice. 

FUTURE LAND USE 

Â Goal LU-1: Maintain a land use pattern that (1) protects and enhances the quality of 
life in the city's residential neighborhoods; (2) fosters redevelopment and 
revitalization of blighted or declining areas; (3) promotes and facilitates economic 
development and the growth of job opportunities in the city; (4) fosters the growth 
and development of downtown as a regional center of domestic and international 
commerce, culture and entertainment; (5) promotes the efficient use of land and 
minimizes land use conflicts; and (6) protects and conserves the city's significant 
natural and coastal resources.42 

Â Goal LU -3: Encourage urban redevelopment in identified Urban Infill Areas and 
Urban Redevelopment Areas. 

HOUSING 

Â Goal HO-1: Increase the supply of safe, affordable, and sanitary housing for low 
and moderate income households and the elderly by alleviating shortages of low and 

                                                      
41 City of Miami Planning Department. òMiami Comprehensive Neighborhood Plan.ó August 2004 and òThe 2005 Evaluation and 

Appraisal Report of the Miami Comprehensive Plan.ó March 2005  
42 EAR Recommendation LU-1. Amend Goal LU-1 to remove the word òresidentialó before òneighborhoodsó, and to call for protecting 

the integrity and quality of the Cityõs existing neighborhoods. 
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moderate income housing, rehabilitating older homes, maintaining, and revitalizing 
residential neighborhoods.43 

Â Goal HO-2: Achieve a livable city center with a variety of urban housing types for 
persons of all income levels.44 

TRANSPORTATION 

Â Goal TR-1: Maintain an effective and cost efficient traffic circulation network 
within the City of Miami that provides transportation for all persons and facilitates 
commercial activity, and which is consistent with, and furthers, neighborhood plans, 
supports economic development, conserves energy, and protects and enhances the 
natural environment. 

The EAR is a state-mandated evaluation and update of the MCNP that is required every seven years.  
It suggests how the MCNP should be revised to better address community objectives, changing 
conditions and trends affecting the community, and changes in state requirements regarding growth 
management. 

The City initiated its EAR process in 2004 with an extensive community involvement effort. Based 
on input received via this process, the City of Miami identified four major issues: 1) The need for, 
and impacts of, equitable redevelopment and development; 2) Preservation and enhancement of 
natural, historic, archeological and recreational resources; 3) Neighborhood integrity; and 4) 
Transportation.  Recommendations for issues one, two, and four, in particular, will impact the Cityõs 
mission to affirmatively further fair housing choices. 

The EAR discussed many of the issues that continue to affect affirmative furhtering of fair housing 
choice in the City.  In particular, the lack of affordable housing in the City of Miami, which has been 
exacerbated by the unprecedented wave of development and redevelopment that is rapidly changing 
Miamiõs urban environment. The report identified a number of factors which have contributed to 
this trend, including 1) the diminishing land supply in the City, County and region, 2) the efforts to 
redirect growth and development to the urban core, and 3) the development communityõs realization 
that there is a strong demand for alternatives to suburban living. The trends discussed in the EAR 
relevant to the AI are summarized below: 

Â The City has a limited stock of vacant and developable land (556 acres). This stock 
is made up of small scattered sites. Because of its substantially built-out status, the 
Cityõs greatest development potential will occur as mid to high rise redevelopment. 
The EAR defines redevelopment as the òconstruction of a building or facility on a 
parcel of land that was or is being utilized for another use, or for the same use but at 
a different intensity. Redevelopment may also entail the adaptive reuse of an existing 
building for a new purpose.ó   

Â The unprecedented scale of development has significant implications for the Cityõs 
population and quality of life. At the time the EAR was written, there were 28,813 
large scale development projects of new residential units either under construction 

                                                      
43 EAR Recommendation HO-1. Amend Goal HO-1 to also call for encouraging middle income housing, and for encourage a range of 

housing types in all areas of the City to meet the needs of all income groups. 
44 EAR Recommendation HO-19. Amend Goal HO-2 and Objective HO-2.1 to call for a variety of housing types for all income levels 

provided in a walkable, mixed-use urban environment. 
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or approved for development, with another 18,198 in the application process or in 
the preliminary stages. 

Â To accommodate the heightened scale of development, a number of infrastructure 
improvements and public service expansions will be necessary to maintain adopted 
levels of service standards, including transportation improvements, the provision of 
additional parks, and increased water and sewer capacity. 

Â Mixed-use development patterns and increased transit services will be necessary to 
accommodate increased transportation demand and reduce automobile dependence. 

Â As housing costs rise in these redeveloped neighborhoods, the existing low and 
moderate residents may no longer be able to afford their units, and are therefore 
displaced. 

Â Transportation issues include, but are not limited to, the need for amenities to 
attract more trips using alternative modes of transportation; better coordination of 
transportation and land use needs, and addressing transportation problems (i.e. 
congestion, negative impacts on neighborhoods).   Policy changes are recommended 
to create incentives to encourage the use of alternative modes of transportation. 
Providing an increased range of mobility alternatives would increase transportation 
access for disadvantaged persons and households to employment and services, with 
associated positive economic and social benefits. 

MIAMI 21  

The City will be revamping its land use and zoning policies due to the dramatic transformation the 
City is undergoing with respect to population growth and real estate development. The challenges 
brought by this development were the impetus for the City to recently launch a new master planning 
process dubbed òMiami 21.ó   The City of Miami Planning Department will be responsible for 
executing the initiative.   According to the Planning Department, Miami 21 will be a smart growth 
and holistic approach to land use and urban planning that will provide the City with a clear vision 
and specific guidelines and regulations.  òMiami 21 will take into account all of the integral factors 
that will make each area within the City a unique, vibrant place to live, learn, work and play. Six 
elements will serve as the lynchpins in the development of the blueprint: a Form-Based Code, 
Economic Development, Transportation, Parks & Public Realm, Arts & Culture, and Historic 
Preservation.ó45 

With respect to affirmatively furthering fair housing choice, Miami 21 seeks to incentivize affordable 
housing development by planning to:  

1. Evaluate strategies such as infill planning and inclusionary zoning;  

2. Encourage the development of a diverse housing mix (including affordable housing) that will 
meet the housing demand of all residents;  

3. Compliment current efforts to increase production of affordable housing units in the City of 
Miami. 

 

                                                      
45 City of Miami Planning Department. òMiami 21ó http://www.ci.miami.fl.us/planning/pages/miami21/ 
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LEGAL  S TATUS E VALUATI ON  
CURRENT FAIR HOUSING LEGAL STATUS EVALUATION  

FAIR HOUSING COMPLAI NTS AND COMPLIANCE  

Two agencies, the Housing Opportunities for Excellence, Inc. (HOPE) and the Miami-Dade County 
Equal Opportunity Board, receive, process, and report fair housing complaints in the City of Miami. 
The local HUD office also processes fair housing complaints but could not provide statistics before 
the publication of this report. 

Since the last AI, the City of Miami Department of Community Development administered three six-
month contracts in 2002, 2003, and 2004 with HOPE, providing a citywide fair housing program.  
HOPE is a private fair housing not-for-profit organization dedicated to eliminating housing 
discrimination and promoting fair housing in South Florida. HOPE employs a three-tiered system of 
private enforcement, education outreach, and counseling to achieve its mission to affirmatively 
further fair housing. Its programs are designed to ensure that residents, including those living in the 
City of Miami, are offered the right to select housing of their choice without discrimination based on 
race, religion, color, national origin, sex, disability, marital or familial status, or such other protected 
classes as may be conferred by federal, state, or local laws.    

The Miami-Dade County Equal Opportunity Board (MDCEOB) is a quasi-judicial agency, as well as 
an advisory board, charged with the enforcement of Miami-Dade County's (including all the 
municipalities within the County) civil and human rights ordinance, Chapter 11A of the Miami-Dade 
County Code. The MDCEOB's mission is to combat discrimination in housing and other various 
areas such as public accommodations, credit, and financing practices. The MDCEOB receives fair 
housing claims and provides enforcement by conducting investigations into allegations of housing 
discrimination.  An investigation may entail taking testimonies, inspecting documents, and site 
visitations to the respondentõs facilities.  If discrimination was determined and a settlement cannot be 
attained through mediation, then the chairperson, with the approval of a quorum of the members of 
the board, issues an adjudicative final order including, but not limited to: 1) Taking affirmative action, 
2) Requiring reasonable accommodations, 3) Awarding costs and attorneyõs fees to the prevailing 
party; and 4) Awarding other quantifiable relief to the prevailing complainant for injuries incurred as 
a result of an act prohibited by Chapter 11A.  

COMPLAINTS  

In fiscal year 2003, HUD reported nearly 8,100 discrimination complaints filed nationwide.46 HUD 
estimates, however, that the number of complaints received comprise only a small percentage of 
actual incidences of housing-related discrimination. Furthermore, HUD research suggests that more 
than 80 percent of people discriminated against fail to report the incident.  It is reasonable to assume 
that fair housing complaints have also been underreported in the City of Miami (approximately a 
total of 127 complaints were made in 2003 by City residents).  The data below is an indication of the 

                                                      
46 News release: òAs US Marks 36th Anniversary of Fair Housing Act, HUD Says Housing Discrimination is Underreported by Victims.ó 

April 21, 2004. www.hud.gov 
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types of discrimination that may be occurring in the City and should not be considered a 
comprehensive analysis. 

According to HOPE, there were a total of 107 fair housing inquiries made to their organization that 
originated within the City of Miami between September 2003 and October 2004.  Of the 107 
inquiries, 51 (47 percent) filed a fair housing complaint.  The basis upon which the complaints were 
filed are as follows: race (56 percent), national origin (22 percent), disability (19 percent), and other (3 
percent).  

Figure 5: Total Complaints Filed with HOPE, 2003-2004 (Source: HOPE, Inc.) 

Disability

19%
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It is difficult to compare the number of complaints reported in the last AI since the total provided 
was for a 4-year period (1998-2002) and the new statistics in this report are for one year (2002-2003). 
However, a trend is still evident when past trends are analyzed. The data reveals that discrimination 
on the basis of race remains the most common basis of housing discrimination complained about in 
the City of Miami and is a pattern that is consistent nationally;  37.6 percent from 1993-1995,  54.25 
percent from 1998-2002, and 56 percent from 2003-2004.  In the data collected by HOPE, the 
number of complaints of discrimination based on national origin (22 percent) and disability (19 
percent) are still more significant in the City of Miami than complaints filed by the other protected 
classes (i.e. familial status). 

Due to the long-time trend of racial discrimination complaints, it is important to understand the 
breakdown of the race and ethnicity of the individuals who filed the complaints with HOPE.  It is 
important to keep in mind that the following includes all individuals that filed a fair housing 
complaint with HOPE, not just the ones that filed a racial discrimination compliant.  Over a one-year 
period, the majority of the fair housing complaints originated from Blacks (53 percent); Hispanics, 
Whites, and Asians followed respectively with 28 percent, 16 percent, and 3 percent.   

As stated earlier, MDCEOB also collects fair housing complaints.  The data was provided by zip 
code, from which the complaints originating in the City of Miami were collected by selecting the zip 
codes that wholly or mostly lie within the Cityõs jurisdiction (for a list of the Cityõs zip codes, please 
see Attachment 1).  In total, there were 21 complaints from fiscal years 2003, 2004, and partially from 
the current year, 2005; of these, the majority were reported in 2003 (10 complaints).  Though the 
total number of complaints for the three years is small, there are a few concentrated pockets in zip 
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codes 33138, 33136, and 33145; while a total of 9 zip codes did not report any fair housing 
complaints.    

Disability, marital status (including familial status), and race were mentioned most often as the basis 
of the complaint (6 times each).  The issues most often complained about were the terms and 
conditions (8 times), evictions (6 times), and harassment (4 times). In terms of the disposition of the 
complaints, there are an equal number of open cases as those in which no cause was found (6 times 
each); Settlements were also common either through mediation or the withdrawal of the complaint. 

Table 12: Total Complaints Filed with MDCEOB, 2003 ð 2005 

Zip 
Code 

FY 
Year Basis Issue(s) Disposition 

33125 2004 Income & Disabled Denied Application Open 

33125 2005 Income Rent Increase No Cause 

33128 2003 Race & Disabled  Eviction No Cause 

33130 2003 Marital Status Terms & Conditions Withdrawal 

33133 2005 Race  Harassment Open 

33134 2003 Religion  Eviction Withdrawal 

33134 2004 Familial Status Harassment Open 

33136 2003 Race  Terms & Conditions No Cause 

33136 2003 Age & Disability Terms & Conditions FTC* 

33136 2004 Retaliation Harassment Open 

33137 2005 Disability, Age, Race, Income Eviction Open 

33138 2003 National Origin Eviction No Cause 

33138 2004 Disability Accommodation Settled/Mediation 

33138 2004 Race & Marital Status Terms & Conditions Settled/Mediation 

33138 2005 Race & Income Eviction Open 

33142 2004 Retaliation Terms & Conditions WD/S**  

33144 2003 National Origin Eviction FTC* 

33145 2003 National Origin & Marital Status Harassment No Cause 

33145 2003 Marital Status Terms & Conditions No Cause 

33145 2004 Age & Marital Status Terms & Conditions Settled/Mediation 

33150 2003 Disability Terms & Conditions WD/S**  

 
Source: Based on data provided by the Miami-Dade County Equal Opportunity Board. Note: No complaints were 

reported in Zip Codes: 33126, 33127, 33129, 33131, 33132, 33135, 33146, 33147, and 33149 

 

*FTC-Failure to cooperate with investigation (charging party files case but fails to respond to agency requests) 

**WD/S-Charging party withdraws charge as a result of settlement 

 

 

COMPLIANCE  

The following section provides information outlining the actions taken since the last AI to address 
the fair housing complaints identified in the City of Miami.   
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TESTING EVIDENCE 

The table below lists the test conducted by HOPE within the City of Miami.  There were a total of 
seven tests carried out from August 2003 to August 2004. Of these tests, the most common issue 
was lending.  

Table 13: Fair Housing Tests Conducted in the City of Miami, 2003 - 2004 

Site Name Site Address Issue Projected Basis Date 

Airport Paradise 5180 NW 7th Street Rental Familial Status August 2003 

Miami Stadium 2625 NW 10th Avenue Rental Familial Status July 2003 

City National                  25 West Flagler Lending Disability August 2004 

Colonial Bank 1200 Brickell Avenue  Lending Disability August 2004 

Helm Bank 1200 Brickell Avenue Lending Disability August 2004 

American Express Bank 1221 Brickell Avenue Lending Disability July 2004 

Delta National Bank 1221 Brickell Avenue Lending Disability August 2004 

Source: Information provided by HOPE, Inc.                                                                               

                                                                             
EDUCATION AND OUTREACH 

Tables 14 and 15 at the end of this chapter provide detailed information outlining the educational 
and outreach activities taken to respond to the fair housing complaints filed by the City of Miamiõs 
residents.  The services previously funded by the HOPE contracts included a citywide Fair Housing 
and Education Initiative designed to inform the general public, community groups, and special needs 
populations about the rights conferred by the federal, state, and local fair housing laws.  Fair housing 
workshops were developed that educated residents about fair housing laws, how to recognize 
discriminatory housing practices, and the resources available to them to address the problems.  This 
initiative benefits persons that are denied access to housing of their choice due to race, color, 
religion, national origin, sex, disability, familial status, age, marital status, or sexual orientation. 

Specialized workshops for housing providers, including Community Development Block Grants 
(CDBG)/H ome Investment Partnerships Program (HOME) funded Community Development 
Corporations (CDCs), and Community Development Housing Organizations (CHDOs), have also 
been provided through HOPE.  The workshops promote compliance with fair housing laws and 
affirmative marketing requirements.  Through its past contracts with HOPE, the City of Miami has 
provided individualized technical assistance in affirmative marketing and the adoption of fair housing 
policies to all of its CDBG/HOME funded CDCs and CHDOs.  Past HOPE contracts have also 
funded an on-going media campaign for City residents.  This campaign used Public Service 
Announcements, feature articles, and community affairs programs.  A quarterly fair housing 
newsletter has been disseminated that highlights national, state, and local fair housing news. 

DISCRIMINATION SUITS  FILED  

Upon consulting with HOPE, Legal Services of Greater Miami, Inc. (LSGMI)47, and the Florida 
Justice Institute, Inc. (FJI)48, no fair housing cases could be identified that have been litigated in the 
City of Miami since the last AI.  None of the litigation cases listed in the pervious AI originated from 
residents within the Cityõs jurisdiction.   

                                                      
47 LSGMI is a non-profit corporation established to serve the legal needs of low-income persons in Miami-Dade County. 

48 FJI is a non-profit corporation public law organization that specializes in human rights case and implements a Housing Discrimination 

Project to combat discriminatory housing practices in Florida. 
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Table 14: Fair Housing Education and Outreach Activities, 2004 

MAY 2004 ð SEPTEMBER 2004 

Impediments & Goals 
 

Fair Housing Activities 
 

Action 
 

Measurable Results 

 
IMPEDIMENT 1: City officials may not be 
sufficiently familiar with the fair housing 
laws and how those laws affect (or should 
affect) the performance of their duties.  

GOAL 1: Ensure that City of Miami Staff is 
sufficiently familiar with the fair housing 
laws and how those laws affect (or should 
affect) the performance of their duties.  

 
1a) Identified categories of City 
employees, including City officials, for 
whom fair housing training should be 
mandatory and provided optional fair 
housing training for all remaining City 
employees. 

 
1a) Provided training regarding fair housing 
laws and prohibited actions to provide 
greater assistance to victims of 
discrimination.   

 
1a) 3 trainings conducted specifically for 
City of Miami employees from the NET 
Offices. Documentation of meetings, 
attendees available. 

 
IMPEDIMENT 2: Discrimination on the 
basis of race/color, national origin, family 
status and disability.  

GOAL 2: Decrease in the level of illegal 
housing discrimination in the City of Miami.  

 
2a) Provided fair housing education and 
training to housing providers to ensure 
compliance with the fair housing laws.  

 
2a) Identified housing providers to provide 
training and education of fair housing laws 
and prohibited actions. 

 
2a) 1 training conducted for local housing 
providers.  Materials, agendas and 
attendance rosters available. 

 
2b) Provided fair housing education for 
the community to help housing 
consumers identify and challenge housing 
discrimination.         

 
2b) 15 fair housing workshops presented for 
3 target audiences: community based 
organizations, disability advocacy groups, 
and local housing industry.  

Participated in community and housing fairs. 

 
2b) 28 fair housing presentations 
conducted for community agencies, 
disability advocacy groups and local 
housing industry. Attendance rosters and 
agendas available (includes above 
mentioned training for provider). 

Participated in 3 housing fairs. 
 
2c) Disseminated a fair housing media 
campaign utilizing PSAs in local 
TV/newspapers and municipal TV 
channels highlighting national, statewide, 
and local fair housing news /information. 
Created and disbursed promotional items 
to advertise fair housing efforts. 

 
2c) Distributed promotional products, such 
as: magnets, pens, and bags to the 
community to market fair housing. Identified 
and provided local T.V., print, and radio 
media, including Miami-TV, public service 
announcements to air.  

 
2c) Promotional products created and 
purchased including: pens, chip clips, 
bags and magnets advertising fair housing 
efforts and contact information for help.   
PSA provided to City of Miami for airing. 

 
Table continued on the following page. 
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Table continued from the previous page. 

 

MAY 2004 ð SEPTEMBER 2004 

Impediments & Goals 
 

Fair Housing Activities 
 

Action 
 

Measurable Results 

 
Continued. 
 
IMPEDIMENT 2: Discrimination on the 
basis of race/color, national origin, family 
status and disability.  

GOAL 2: Decrease in the level of illegal 
housing discrimination in the City of Miami. 

 

 
2d) Operated a housing discrimination 
Hotline to enforce instances of housing 
discrimination. 

 
2d) A phone line to be monitored specifically 
for the intake of complaints from the public 
regarding housing discrimination. 

 
2d) The phone line (305-651-HOPE) 
received 70 housing intakes from the city 
of Miami, 35 of which were referred to 
outside agencies. 

 
IMPEDIMENT 3: Disparities in fair and 
equal lending in predominantly Hispanic 
and Non-Hispanic Black minority areas.  

GOAL 3: Educate community members and 
homeowners about their rights to fair 
lending. 

 
3a) Implemented a publicity campaign to 
make residents aware of various loan 
opportunities.  A variety of outreach 
efforts were utilized to reach targeted 
audiences.  Brochures and other 
educational materials (in English, 
Spanish, and Creole) were produced and 
distributed. Door-to-door canvassing was 
conducted using volunteers. 

 
3a) Produce marketing materials (brochures) 
in English and Spanish and distribute, by way 
of community presentations and housing 
fairs, in the City of Miami.  Community 
canvassing of predatory lending materials in 
targeted areas with the City of Miami was 
implemented. 

 
3a) Produced a bilingual predatory 
lending marketing piece.  3 presentations 
made to homebuyer groups about 
predatory lending.  Participated in 3 
community fairs to educate about the 
dangers predatory lending. Agendas and 
sign in sheets of presentations and 
number of participants available. 

 
IMPEDIMENT 4: Adv ertising practices in 
Miami -Dade County fail to emphasize 
availability of housing on an equal basis and 
to encourage housing choice. 

GOAL 4: Decrease the amount of illegal 
housing discrimination based on the 
protected groups through the use of 
advertising.  
 

 
4a) Provided community members with 
up-to date information on fair housing. 

 
4a) Created and distributed a fair housing 
newsletter informing residents of the City of 
Miami, government officials, and providers 
about fair housing.  

 
4a) Published 2 fair housing newsletters 
during 2 quarters of the contract period. 
Documentation of where and to whom 
newsletters were distributed is available. 

 
Source: Information provided by HOPE, Inc. 

 

 

 




