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EXECUTIVE SUMMARY 
 

AI PURPOSE AND PROCESS 
 

As a requirement of receiving funds under the Community Development Block Grant (CDBG), 

the HOME Investment Partnerships (HOME), and the Emergency Solutions Grant (ESG), states 

must submit certification of affirmatively furthering fair housing to the U.S. Department of 

Housing and Urban Development (HUD). This certification has three elements: 
 

1. Complete an Analysis of Impediments to Fair Housing Choice (AI), 

2. Take actions to overcome the effects of any impediments identified, and  

3. Maintain records reflecting the actions taken in response to the analysis. 
 

In the Fair Housing Planning Guide, page 2-8, HUD provides a definition of impediments to 

fair housing choice as:  
 

¶ Any actions, omissions, or decisions taken because of race, color, religion, sex, 

disability, familial status, or national origin which restrict housing choices or the 

availability of housing choices [and] 

¶ Any actions, omissions, or decisions which have [this] effect.0F0F

1 
 

The list of protected classes included in the above definition is drawn from the federal Fair 

Housing Act, which was first enacted in 1968. However, state and local governments may 

enact fair housing laws that extend protection to other groups, and the AI is expected to 

address housing choice for these additional protected classes as well. 

 

The AI process that affirmatively furthers fair housing involves a thorough examination of a 

variety of sources related to housing, the fair housing delivery system, and housing 

transactions, particularly for persons who are protected under fair housing law.  

 

The development of an AI also includes public input and review via direct contact with 

stakeholders, public meetings to collect input from citizens and interested parties, distribution 

of draft reports for citizen review, and formal presentations of findings and impediments, along 

with actions to overcome the identified impediments.  
 

METHODOLOGY 
 

As part of the consolidated planning process, and as a requirement for receiving HUD formula 

grant funding, the State of Alabama is undertaking this AI to evaluate impediments to fair 

housing choice within non-entitlement areas of the State. Residents of the State of Alabama are 

protected from discrimination in housing choice by the federal Fair Housing Act, which 

includes protections based on race, color, religion, national origin, sex, disability, and familial 

status2.  

 

                                                 
1 U.S. Department of Housing and Urban Development, Office of Fair Housing and Equal Opportunity. Fair Housing Planning Guide. 
Vol. 1, p. 2-8. http://www.hud.gov/offices/cpd/about/conplan/fairhousingexs/Module5_TopSevenAFFH.pdf 
2 42 U.S.C.A. §3601 
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The purpose of this report is to determine current impediments to fair housing choice at work 

in Alabama and to suggest actions that the state can consider in order to overcome the 

identified impediments. Thus, this report represents only the first step in the three-part 

certification process presented on the previous page. 
 

This AI was conducted through the assessment of a number of quantitative and qualitative 

sources. Quantitative sources used in analyzing fair housing choice in the State of Alabama 

included: 
 

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

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

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

¶ Investment data gathered in accordance with the Community Reinvestment Act, 

¶ Home loan application data from the Home Mortgage Disclosure Act, and 

¶ Housing complaint data from HUD. 
 

Qualitative research included evaluation of relevant existing fair housing research and national 

and state fair housing legal cases. Additionally, this research included the evaluation of 

information gathered from several public input opportunities conducted in relation to this AI. 

This also included the 2014 Impediments to Fair Housing Choice Survey, a Fair Housing 

Forum discussion held in Orange Beach on November 13, 2014, and a series of focus groups 

held with local stakeholders and professionals in the housing industry. 

 

Geographic analyses of racial and ethnic population distributions were conducted by 

calculating race or ethnicity as the percentage of total population and then plotting the data on 

a geographic map of Census tracts in the State of Alabama. For the purposes of this AI, maps 

were produced for several racial and ethnic groups based on both 2000 and 2010 Census data 

in order to examine how the concentrations of these populations changed over time. Five-year 

ACS estimates from 2012 were also used for selected maps. 
 

Ultimately, the following  list of impediments was drawn from these sources and further 

du`kt`sdc a`rdc nm GTCƍr cdehmhshnm ne hlodchldmsr sn e`hq gntrhmf bgnhbd+ `r oqdrdmsdc on 

the previous page. The impediments to fair housing choice present within the State were 

identified; along with actions the State may consider in attempting to overcome the identified 

impediments.  

 

IMPEDIMENTS TO FAIR HOUSING CHOICE AND SUGGESTED ACTIONS 
 

The following impediments to fair housing choice were identified through review of data 

gathered from the above-mentioned sources, and actions were proposed to address those 

impediments. The State of Alabama, through ADECA as its representative, provided feedback 

on the impediments, and the identified and actions proposed to address those impediments. As 

per the request of the State, its responses to the identified impediments and proposed actions 

have been included in full in Appendix E.  
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Private Sector Impediments, Suggested Actions, and Measurable Objectives 

 

Impediment 1: More frequent denial of home purchase loans to black, Hispanic, and female 

householders. This impediment was identified through review of data on home purchase loans 

gathered under the Home Mortgage Disclosure Act. These data include information on the 

purpose of the loan; the loan amount; the occupancy status of the prospective unit; the race, 

sex, and ethnicity of the applicant; the outcome of the loan application; reasons for loan 

denials; the income of the applicant; and whether or not the loan is a high-interest rate loan. 

The data provide an index of the experience of loan applicants, and allow for a determination 

of whether or not those applicants are more or less likely to be denied if they are black, 

Hispanic, or female.  

 

According to these data, the average black loan applicant in the rs`sdƍr mnm-entitlement areas 

was almost twice as likely to be denied a home purchase loan as the average white loan 

applicant. Similarly, 30.7 percent of loan applications from female applicants were denied, 

compared to a denial rate of 22 percent for male applicants, and the denial rate for Hispanic 

applicants, 29.6 percent, exceeded that of non-Hispanic applicants by over six percentage 

points. These data do not necessarily indicate that lenders throughout the state have engaged in 

a pattern of illegal discriminatory lending; however, differential denial rates do present an 

impediment to those in protected classes who are subject to higher denial rates. 

 

Action 1.1: Conduct outreach and education of prospective housing consumers on how 

to acquire and keep good credit. 

Measurable Objective 1.1: Number of outreach and education activities undertaken 

 and number of participants in those activities. 

 

Impediment 2: Apparent predatory lending falls more heavily on black borrowers. This 

impediment was identified through review of data gathered under the HMDA, which related in 

part to the prevalence of high annual percentage rate loans (HALs) among home purchase 

loans issued in non-entitlement areas of the state. According to these data, over one quarter of 

sgd kn`mr hrrtdc sn ak`bj anqqnvdqr hm sgd rs`sdƍr mnm-entitlement areas were HALs, compared 

to a HAL rate of 16.3 percent for white borrowers and an overall HAL rate of 17.3 percent. 

These HALs indicate the proportion of persons carrying a higher risk of foreclosure, with black 

borrowers carrying a higher share of such loans. 

 

Action 2.1: Conduct outreach and education of prospective housing consumers on the 

attributes of a predatory style loan. 

Measurable Objective 2.1: Number of outreach and education activities undertaken 

 and number of participants in those activities. 

 

Impediment 3: Discriminatory terms, conditions, privileges, or facilities relating to rental.  

This impediment was identified through review of fair housing complaints lodged with the U.S. 

Department of Housing and Urban Development (HUD), the 2014 Real Estate Professionals 

Focus Group, and cases lodged by the DOJ against state housing providers on behalf of 

Alabama residents. Fair housing complaints pertaining to perceived discrimination in the rental 

housing market were the most common type of complaint with respect to the discriminatory 

action alleged complaints; this was true for all complaints in general as well as those 

considered to have cause. In addition, participants in the rental focus group discussion 



Executive Summary 

 

2015 State of Alabama  Final Report 

Analysis of Impediments to Fair Housing Choice 4 March 20, 2015 

perceived discrimination to be more pronounced in the rental market than in the real estate 

market. The relative prevalence of discrimination in the rental market was born out to some 

degree by DOJ cases filed in the state over the last decade, eleven of which concerned 

discrimination in the rental housing market (out of fifteen total). 

 

Action 3.1: Conduct outreach and education for both housing providers and housing 

consumers on prospective actions that are in violation of fair housing law, in 

partnership with state FHIP grantees. 

Measurable Objective 3.1: Number of outreach and education activities undertaken 

 and number of participants in those activities. 

 

Impediment 4: Discriminatory refusal to rent.  This impediment was identified through review 

of fair housing complaints submitted to HUD and the 2014 Real Estate Professionals Focus 

Group. Approximately fifteen percent of complaints cited discriminatory refusal to rent, 

specifically, and as noted above, complaints alleging violations of fair housing laws in the 

rs`sdƍr qdms`k l`qjdsr more generally were relatively common. In addition, participants in the 

rental focus group discussion perceived discrimination to be more pronounced in the rental 

market than in the real estate market. Finally, as stated above, eleven out of fifteen DOJ cases 

against housing providers in Alabama concerned discrimination in rental housing. 

 

Action 4.1: Conduct outreach and education for both housing providers and housing 

consumers on prospective actions that are in violation of fair housing law. 

Measurable Objective 4.1: Number of outreach and education activities undertaken 

 and number of participants in those activities. 

 

Impediment 5: Failure to make reasonable accommodation or modification.  This impediment 

was identified through review of fair housing cases lodged by the Department of Justice against 

housing providers in Alabama, complaints submitted to HUD by or on behalf of Alabama 

residents, and minutes from focus group discussions. Of the fifteen fair housing cases in 

Alabama that HUD referred to the Department of Justice over the last decade, six of them 

concerned housing discrimination on the basis of disability, with failure to make reasonable 

accommodation a common accusation. In addition, disability was cited as the discriminatory 

basis in 45 percent of all complaints lodged with HUD from 2004 through 2014, and failure to 

make reasonable accommodation was a specific allegation in more than one-fifth of all 

complaints. Among complaints considered to have cause, disability was the most common 

perceived basis for discrimination.  

 

Action 5.1: Conduct outreach and education for both housing providers and housing 

consumers on prospective actions that are in violation of fair housing law. 

Measurable Objective 5.1: Number of outreach and education activities undertaken 

 and number of participants in those activities. 

Action 5.2: Conduct audit testing to determine the number of properties currently in 

violation of disability standards. 

Measurable Objective 5.2: Number of audit tests undertaken and properties identified 

 as potentially in violation of disability standards. 

 

Impediment 6: Insufficient understanding of fair housing laws. This impediment was 

identified through review of the 2014 Impediments to Fair Housing Choice Survey and the 
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2014 Real Estate Professionals Focus Group- Lnqd sg`m g`ke ne qdronmcdmsr bnmrhcdqdc Ək`bj ne

jmnvkdcfd nq tmcdqrs`mchmf qdf`qchmf e`hq gntrhmfƐ sn qdoqdrdms `m hlodchldms hm sgd Rs`sd ne

Alabama, and 30 percent classified it as a moderate or severe impediment. The lack of 

understanding regarding fair housing laws was also a subject in the Rental Focus Group. One 

qdronmcdms l`hms`hmdc sg`s+ ctd sn ` k`bj ne e`hq gntrhmf sq`hmhmf+ Əodnokd g`ud mn hcd`ƕ sg`s

Zsgd e`hq gntrhmf k`v\ hr dudm sgdqd sn oqnsdbs sgdlƕƐ 

 

Action 6.1: Enhance outreach and education by conducting more education 

opportunities for both consumers and providers of housing 

Measurable Objective 6.1: Number of outreach and education activities undertaken 

 and number of participants in those activities. 

Action 6.2: Make available both the summary and the entire study, the 2015 Analysis of 

Impediments to Fair Housing Choice 

Measurable Objective 6.2: Publication of the summary and study nm @CDB@ƍr vdarhsd- 

 

Public Sector Impediments, Suggested Actions, and Measurable Objectives 

 

Impediment 1: Insufficient fair housing testing and enforcement in non-entitlement areas of 

Alabama.  Three fair housing organizations in the state were contacted in connection with the 

AI effort, and asked to provide information relating to fair housing activities undertaken in non-

entitlement areas of the state, including complaint intake and fair housing testing. None of 

these organizations provided information concerning complaints they had receive or testing 

they had conducted, or responded to these requests for information in any way, and one has 

lost its HUD funding and is largely inactive. The perception that fair housing enforcement in 

sgd rs`sdƍr mnm-entitlement areas was insufficient was shared in commentary at the Fair Housing 

Forum.  

 

Action 1.1: Contract with a Fair Housing Initiate Program (FHIP) participant or other 

 entity to conduct testing and enforcement activities in the non-entitlement areas 

 of Alabama 

Measurable Objective 1.1: Record of correspondence with FHIP participants or other 

 entities, contracts entered into, and resources committed to testing and 

 enforcement activities. 

Action 1.2: Track the outcome of this testing activity 

Measurable Objective 1.2: Number of tests undertaken and the results of such testing, 

concluding types of violations discovered, if any, and protected classes impacted 

by those violations. 

 

Impediment 2: Lack of Fair Housing Initiative Program (FHIP) participation in non-

entitlement areas of Alabama. Though residents of southern and central Alabama appear to be 

served by the Center for Fair Housing and the Central Alabama Fair Housing Center, 

respectively, residents of northern Alabama are not currently served by a FHIP participant. The 

fair housing organization operating in that part of the state is not a current FHIP grantee. This 

organization does not currently operate a website that would allow members of the public to 

learn more about its work, or fair housing in general, or to contact them directly with fair 

housing complaints. In addition, participation of FHIP grantees in the AI process was lacking: 

though the three fair housing organizations were contacted during the AI process, and were 
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asked to provide information relating to their complaint intake and enforcement activities, none 

has done so. 

 

Action 2.1: Contract with a Fair Housing Initiate Program (FHIP) participant or other 

 entity to conduct testing and enforcement activities in the non-entitlement areas 

 of Alabama 

Measurable Objective2.1: Record of correspondence with FHIP participants or other 

 entities, contracts entered into, and resources committed to testing and 

 enforcement activities. 

Action 2.2: Require periodic reporting of activities undertaken 

Measurable Objective 2.2: Reports submitted by participating FHIP grantees, or other 

entities, to ADECA on a quarterly basis, and the number and type of fair housing 

activities uncdqs`jdm hm sgd rs`sdƍr mnm-entitlement areas 

 

Impediment 3: Lack of understanding of the fair housing laws and duties. This impediment 

was identified through review of the 2014 Impediments to Fair Housing Choice Survey. More 

than half of respondents bnmrhcdqdc Ək`bj ne jmnvkdcfd nq tmcdqrs`mchmf qdf`qchmf e`hq

gntrhmfƐ sn qdoqdrdms `m hlodchldms hm sgd Rs`sd ne @k`a`l`+ `mc 2/ odqbdms bk`rrhehdc hs `r `

moderate or severe impediment. The lack of understanding regarding fair housing laws was 

also a subject in the Real Estate Professionals Focus Group. One respondent maintained that, 

ctd sn ` k`bj ne e`hq gntrhmf sq`hmhmf+ Əodnokd g`ud mn hcd`ƕ sg`s Zsgd e`hq gntrhmf k`v\ hr dudm

sgdqd sn oqnsdbs sgdlƕƐ 

 

Action 3.1: Form a task force to oversee the contracted FHIP entity or other entity 

Measurable Objective 3.1: Formation of the task force 

Action 3.2: Have the task force consider other things that ADECA can do to 

affirmatively further fair housing, particularly in light of budgetary constraints 

Measurable Objective 3.2: Recommendations from the task force, developed in 

consultation with state FHIP grantees or other entities, on how to affirmatively 

further fair housing 

Action 3.3: Have the task force meet quarterly to review the quarterly report from the 

FHIP and consider new business 

Measurable Objective 3.3: Record and minutes of quarterly meetings 

Action 3.4: Conduct outreach and education to both consumers and providers of 

housing 

Measurable Objective 3.4: Number of outreach and education activities undertaken 

and the number of participants in those activities. 

Action 3.5: Coordinate outreach activities during Fair Housing Month, April of each 

year 

Measurable Objective 3.4: Record of outreach activities undertaken in partnership with 

state FHIP participants, or other entities 

 

Impediment 4: Limited enforcement of the State of Alabama Fair Housing Law. The State of 

Alabama Fair Housing Law (Ala. Code §24-8-1 et seq.) provides for a range of legal rights 

pertaining to fair housing, roughly corresponding to those provided for in the federal Fair Housing 

Act. In addition, the state Fair Housing Law establishes a procedure by which the State will accept 

complaints and investigate claims of discrimination in the housing market, and identifies the 

Alabama Department of Economic and Community Affairs (ADECA) as the agency responsible for 



Executive Summary 

 

2015 State of Alabama  Final Report 

Analysis of Impediments to Fair Housing Choice 7 March 20, 2015 

carrying out the provisions of the law. (The full text of the Alabama Fair Housing Law is included in 

Appendix F.) 

 

However, the resources available to enable ADECA to enforce the state fair housing law are 

limited, particularly in light  of sgd `fdmbxƍr qdronmrhahkhsx sn bnmctbs sgdeconomic and community 

development activities that represent the core of its mission. Nevertheless, as the Alabama agency 

vested with the responsibility to provide recourse to those who feel that they been subjected to 

unlawful discrimination in the housing market, ADECA should seek avenues by which it may more 

`bshudkx oqnlnsd sgd dmenqbdldms ne sgd rs`sdƍr e`hq gntrhmf k`v- Rtbg `udmtdr rgntkc hmbktcd

cknrdq bnnqchm`shnm `mc bnnodq`shnm vhsg sgd rs`sdƍr E`hq Gntrhmf Hmhsh`shud Oqnfq`l Fq`msddr `mc

other fair housing organizations. 

 

Action 4.1: Hmbktcd k`mft`fd nm @CDB@ƍr vdarhsd mnshmf sg`s chrbqhlhm`shnm hm sgd

housing market is illegal under state as well as federal law, defining the classes 

that are protected under state law, examples of violations of the law, and who is 

covered under state law. 

Measurable Objective 4.1: Inclusion of the language described above on the ADECA 

website 

Action 4.2: Establish a process by which ADECA will accept complaints from those who 

 feel that they have been subject to illegal discrimination in the housing market, 

 advertise how the process works, and include housing complaint forms on 

 @CDB@ƍr vdarhsd mnshexhmf qdrhcdmts where to file and who to contact. 

Measurable Objective 4.2: Development of complaint process, publication of 

 bnlok`hms oqnbdrr nm @CDB@ƍr website, including web links to complaint forms 

Action 4.3: Establish a procedure for investigation of fair housing complaints, or 

 partnerships with non-profit fair housing organizations to that end, within the 

 limits of the State Fair Housing Law. Document this process on the ADECA 

 website. 

Measurable Objective 4.3: Establishment and documentation of the procedure 
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SECTION I. INTRODUCTION 
 

Title VIII of the 1968 Civil  Rights Act, also known as the Federal Fair Housing Act, made it 

illegal to discriminate in the buying, selling, or renting of housing based on a personƍs race, 

color, religion, or national origin. Sex was added as a protected class in the 1970s. In 1988, the 

Fair Housing Amendments Act added familial status and disability to the list, making a total of 

seven federally protected classes. Federal fair housing statutes are largely covered by the 

following three pieces of U.S. legislation: 

 

1. The Fair Housing Act, 

2. The Housing Amendments Act, and 

3. The Americans with Disabilities Act. 

 

The purpose of fair housing law is to protect a personƍs right to own, sell, purchase, or rent 

housing of his or her choice without fear of unlawful discrimination. The goal of fair housing 

law is to allow everyone equal access to housing. 

 

WHY ASSESS FAIR HOUSING? 
 

Provisions to affirmatively further fair housing are long-standing components of the U.S. 

Department of Housing and Urban Developmentƍs (HUDƍs) housing and community 

development programs. These provisions come from Section 808(e) (5) of the federal Fair 

Housing Act, which requires that the Secretary of HUD administer federal housing and urban 

development programs in a manner that affirmatively furthers fair housing. 

 

In 1994, HUD published a rule consolidating plans for housing and community 

development programs into a single planning process. This action grouped the Community 

Development Block Grant (CDBG), HOME Investment Partnerships (HOME), Emergency 

Solutions Grants (ESG)3, and Housing Opportunities for Persons with AIDS (HOPWA) 

programs into the Consolidated Plan for Housing and Community Development, which then 

created a single application cycle. 

 

As a part of the consolidated planning process, states and entitlement communities that receive 

such funds as a formula allocation directly from HUD are required to submit to HUD 

certification that they are affirmatively furthering fair housing. In the State of Alabama, the cities 

of Anniston, Auburn, Bessemer, Birmingham, Decatur, Dothan, Florence, Gadsden, Hoover, 

Huntsville, Mobile, Montgomery, Opelika, and Tuscaloosa must also certify that they are 

affirmatively furthering fair housing (AFFH), along with the counties of Jefferson and Mobile. 

The Alabama Department of Economic and Community Affairs (ADECA) certifies for the 

qdl`hmcdq ne sgd rs`sd+ gdqdhm qdedqqdc sn `r Əmnm-dmshskdldms `qd`rƐ- Sgd @EEG certification 

process has three parts: 

 

1. Complete an Analysis of Impediments to Fair Housing Choice (AI), 

2. Take actions to overcome the effects of any impediments identified through the 

analysis, and  

                                                 
3 In 1994, the Emergency Solutions Grants program was called the Emergency Shelters Grants program. 
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3. Maintain records reflecting the analysis and actions taken. 
 

In the Fair Housing Planning Guide, page 2-8, HUD notes that impediments to fair housing 

choice are: 

 

¶ Ə@mx `bshnmr+ nlhrrhnmr, or decisions taken because of race, color, religion, sex, 

disability, familial status, or national origin which restrict housing choices or the 

availability of housing choices [and] 

¶ Any actions, omissions, or decisions which have [this] deedbs-Ɛ2F4F

4 

 

State and local governments may also enact fair housing and anti-discrimination laws, which 

may extend protections against discrimination to groups who are not included in the federal 

Fair Housing Act. Title 23 `s Bg`osdq 7 ne @k`a`l`ƍr Rs`sd Bncd+ `krn jmnvm `r sgd Ə@k`a`l`

E`hq Gntrhmf K`vƐ+ dmrgqhmdr oqnsdbshnm eqnl gntrhmf chrbqhlhm`shnm hm rs`sd k`v: gnvdudq+ sgd

law does not extend additional protections to groups that are not protected by the federal 

FHA.5 

 

It is essential to distinguish between fair housing and production of affordable housing. As 

discussed above, fair housing protections at the federal level do not include consideration of 

income and do not address housing affordability outside the context of housing discrimination. 

While lack of affordable housing can be a significant concern to policymakers, it is not, on its 

own, a fair housing problem unless members of protected classes face this issue 

disproportionately. In fact, a large increase in affordable units in close proximity to one another 

can contribute to a problem for fair housing choice in some cases, such as the concentration of 

racial or ethnic minorities. 

 

PURPOSE OF THIS RESEARCH  
 

HUD interprets the broad objectives of affirmatively furthering fair housing to include: 

 

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

¶ Promoting fair housing choice for all persons; 

¶ Providing opportunities for racially and ethnically inclusive patterns of housing 

occupancy; 

¶ Promoting housing that is physically accessible to, and usable by, all persons, 

particularly individuals with disabilities; and 

¶ Fostering compliance with the nondiscrimination provisions of the Fair Housing Act.Ɛ5F7F

6 

 

The objective of the 2015 AI process was to research, analyze, and identify prospective 

impediments to fair housing choice throughout non-entitlement areas of the State. The goal of 

the completed AI is to suggest actions that the State can consider when working toward 

eliminating or mitigating the identified impediments.  

  

                                                 
4 Fair Housing Planning Guide. 
5 Ala. Code §24-8-1, et seq. 
6 Fair Housing Planning Guide, p.1-3. 
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LEAD AGENCY  
 

The agency that led the effort of preparing this report on behalf of the State of Alabama was the 

Alabama Department of Economic and Community Affairs (ADECA). 

 

Commitment to Fair Housing 

 

In accordance with the applicable statutes and regulations governing the Consolidated Plan, 

the State certifies that it will affirmatively further fair housing (AFFH). This statement means that 

they have conducted an AI, will take appropriate actions to overcome the effects of any 

impediments identified through that analysis, and will maintain records that reflect the analysis 

and actions taken in this regard. 

 

GEOGRAPHIC SCOPE OF THE ANALYSIS 
 

This AI addresses the status of fair housing within non-entitlement areas of the State of 

Alabama. As such, data from the entitlement cities of Anniston, Auburn, Bessemer, 

Birmingham, Decatur, Dothan, Florence, Gadsden, Hoover, Huntsville, Mobile, Montgomery, 

Opelika, and Tuscaloosa are excluded from this analysis, along with Jefferson and Mobile 

County. Map I.1 on the following page, displays the State of Alabama along with the areas 

encompassed by those entitlement jurisdictions, which are white on this map.  

 

RESEARCH METHODOLOGY 
 

The AI process involves a thorough examination of a variety of data related to housing, 

particularly for persons who are protected under fair housing laws. AI sources include Census 

data, employment and income information, home mortgage application data, business lending 

data, fair housing complaint information, surveys of housing industry experts and stakeholders, 

and related information found in the public domain. Relevant information was collected and 

evaluated via four general approaches: 
 

1. Primary Research, or the collection and analysis of raw data that did not previously 

exist; 

2. Secondary Research, or the review of existing data and studies; 

3. Quantitative Analysis, or the evaluation of objective, measurable, and numerical data; 

and 

4. Qualitative Analysis, or the evaluation and assessment of subjective data such as 

hmchuhct`krƍ adkhder+ eddkhmfr+ `sshstcdr+ nohmhnmr+ `mc dwodqhdmbdr- 

 

Some baseline secondary and quantitative data were drawn from the Census Bureau, including 

2000 and 2010 Census counts, as well as American Community Survey data averages from 

2008 through 2012. Data from these sources detail population, personal income, poverty, 

housing units by tenure, cost burdens, and housing conditions. Other data were drawn from 

records provided by the Bureau of Labor Statistics, the Bureau of Economic Analysis, and a 

variety of other sources. The following narrative offers a brief description of other key data 

sources employed for the 2015 AI for the State of Alabama. 
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Map I.1 
Alabama Study Area 

Non-Entitlement Areas of Alabama 
2010 Census Data 
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Home Mortgage Disclosure Act Data 
 

To examine possible fair housing issues in the home mortgage market, Home Mortgage 

Disclosure Act (HMDA) data were analyzed. The HMDA was enacted by Congress in 1975 and 

has since been amended several times. It is intended to provide the public with loan data that 

can be used to determine whether financial institutions are serving the housing credit needs of 

their communities and to assist in identifying possible discriminatory lending patterns. HMDA 

requires lenders to publicly disclose the race, ethnicity, and sex of mortgage applicants, along 

with loan application amounts, household income, the Census tract in which the home is 

located, and information concerning prospective lender actions related to the loan application. 

For this analysis, HMDA data from 2004 through 2013 were analyzed, with the measurement 

of denial rates by Census tract and by race and ethnicity of applicants the key research 

objectives. These data were also examined to identify the groups and geographic areas most 

likely to encounter higher denial rates and receive loans with unusually high interest rates. 
 

Fair Housing Complaint Data 
 

Housing complaint data were used to analyze discrimination in the renting and selling of 

housing. HUD provided fair housing complaint data for the State from 2004 through 2014. 

This information included the basis, or protected class pursuant to the complaint; the issue, or 

prospective discriminatory action, pursuant to the grievance; and the closure status of the 

alleged fair housing infraction, which relates to the result of the investigation. The review of 

363 fair housing complaints from within non-entitlement areas of the State allowed for 

inspection of the tone, the relative degree and frequency of certain types of unfair housing 

practices, and the degree to which complaints were found to be with cause. Analysis of 

complaint data focused on determining which protected classes may have been 

disproportionately impacted by housing discrimination based on the number of complaints, 

while acknowledging that many individuals who believe that they have been subjected to 

unlawful discrimination in the housing market may be reluctant to step forward with a fair 

housing complaint for fear of retaliation or similar repercussion.  
 

Fair Housing Survey 
 

HUD recommends that surveys be conducted during the AI process to gain input from the 

public regarding perceived impediments to fair housing choice in an area. As such, the State 

elected to utilize a survey instrument as a means to encourage public input in the AI process 

and to help characterize the experiences of state residents in the housing market. Some 332 

residents responded to the survey, which was distributed to a wide range of stakeholders, 

policy-makers and interested citizens throughout the state, including: 

 

- Sgd bghde dkdbsdc neehbh`kr ne `kk ne @k`a`l`ƍr462 municipalities, in both entitlement 

and non-entitlement areas of the state; 

- Sgd bghde dkdbsdc neehbh`kr ne `kk ne @k`a`l`ƍr 56 bntmshdr+ hm ansg dmshskdldms `mc mnm-

entitlement areas of the state, and their staff; 

- @kk ne @k`a`l`ƍr 01 Qdfhnm`k Ok`mmhmfCommissions; 

- All 149 members of the Alabama Public Housing Authority Directors Association; 

- Bank presidents and representatives of all 112 banks chartered by the Alabama State 

Banking Department; 
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- Real estate associations, including members and affiliates of the Alabama Association of 

Realtors; 

- @eehkh`sdr `mc fq`msddr ne sgd @k`a`l` Gntrhmf Ehm`mbd @tsgnqhsxƍr '@GE@( GNLD

Partnerships Program; 

- @kk BCAF `clhmhrsq`snqr rdquhmf sgd rs`sdƍr bhshdr `mc bntmshdr: 

- Emergency Solutions Grant grantees and continuum of care staff; 

- Grantees of Housing for Persons with AIDS (HOPWA) funding, and their staff; 

- Homeless advocacy groups, including Alabama Arise, Alabama Appleseed Center for 

Law and Justice, and the Salvation Army, among others; 

- Other interested parties, including community residents, members of the Boys and Girls 

Club, persons responding to radio-broadcasted public service announcements 

concerning the survey, etc. 

 

Research Conclusions 

 

The final list of impediments to fair housing choice for the State of Alabama was drawn from all 

quantitative, qualitative, and public input sources, and was based on HUDƍs definition of an 

impediment to fair housing choice as any action, omission, or decision that affects housing 

choice because of protected class status. The determination of qualification as an impediment 

was derived from the frequency and severity of occurrences drawn from quantitative and 

qualitative data evaluation and findings. 

 

PUBLIC INVOLVEMENT 
 

This section discusses analysis of fair housing in the State of Alabama as gathered from various 

public involvement efforts conducted as part of the AI process. Public involvement feedback is 

a valuable source of qualitative data about impediments, but, as with any data source, citizen 

comments alone do not necessarily indicate the existence or lack of impediments to fair 

housing choice. However, survey and forum comments that support findings from other parts 

of the analysis reinforce findings from other data sources concerning impediments to fair 

housing choice. 
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SECTION II. SOCIO-ECONOMIC CONTEXT 
 

This section presents demographic, economic, and housing information collected from the 

Census Bureau, the Bureau of Economic Analysis, the Bureau of Labor Statistics, and other 

sources. Data were used to analyze a broad range of socio-economic characteristics, including 

population growth, race, ethnicity, disability, employment, poverty, and housing trends; these 

data are also available by Census tract, and are shown in geographic maps. Ultimately, the 

information presented in this section illustrates the underlying conditions that shape housing 

market behavior and housing choice in non-entitlement areas of the State of Alabama. 

 

To supplement 2000 and 2010 Census data, data for this analysis was also gathered from the 

Census Bureauƍs American Community Survey (ACS). The ACS data cover similar topics to the 

decennial counts but include data not appearing in the 2010 Census, such as household 

income and poverty. The key difference of these datasets is that ACS data represent a five-year 

average of annual data estimates as opposed to a point-in-time 100 percent count; the ACS data 

reported herein span the years from 2008 through 2012. The ACS figures are not directly 

comparable to decennial Census counts because they do not account for certain population 

groups such as the homeless and because they are based on samples rather than counts of the 

population. However, percentage distributions from the ACS data can be compared to 

distributions from the 2000 and 2010 Censuses. 

 

DEMOGRAPHICS  
 

As part of the essential review of the background context of the markets which housing choices 

are made in non-entitlement areas of Alabama, detailed population and demographic data are 

included to describe the residents of these areas. These data summarize not only the protected 

class populations, but characteristics of the total population for the entire Rs`sdƍr mnm-

entitlement areas, as well as the outcome of housing location 

choices. These data help to address whether over-concentrations of 

racial and ethnic minorities exist, and if so, which areas of the State 

are most affected. Extreme concentrations of protected class 

populations do not necessarily imply impediments to fair housing 

choice, but may represent the results of impediments identified in 

other data.  

 

POPULATION DYNAMICS 
 

Table II.1 at right presents population counts in non-entitlement 

areas of the State of Alabama, as drawn from the 2000 and 2010 

Censuses, intercensal estimates for 2001 through 2009, and 

postcensal estimates from 2011 through 2013. As shown, the 

population grew by an estimated 11.5 percent from 2000 through 

2013. The rate of growth during that time was steady, and increased 

slightly through the middle of the last decade. By July 2013, the 

onotk`shnm ne sgd rs`sdƍr mnm-entitlement areas was an estimated 

2,976,691. 

  

Table II.1 
Census and Intercensal 
Population Estimates 

Non-Entitlement Areas of  
Alabama 

2000, 2010 Census and 
Intercensal Estimates 

Year Estimate 

Census 2000 2,653,464 

July 2001 Est. 2,687,177 

July 2002 Est. 2,701,962 

July 2003 Est. 2,722,543 

July 2004 Est. 2,747,631 

July 2005 Est. 2,779,393 

July 2006 Est. 2,821,065 

July 2007 Est. 2,856,155 

July 2008 Est. 2,889,585 

July 2009 Est. 2,915,671 

Census 2010 2,906,959 

July 2011 Est. 2,952,645 

July 2012 Est. 2,966,261 

July 2013 Est. 2,976,691 

Change 00 ï 13  11.5% 
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POPULATION BY AGE 
 

According to decennial Census counts, the population of the non-entitlement areas of Alabama 

grew by 9.6 percent between 2000 and 2010, from 2.6 million to 2.9 million persons. As 

shown in Table II.2 below, the largest age cohort in both years was composed of residents aged 

35 to 54, who accounted for well over a quarter of all residents in both years. However, 

residents in this age group represented a smaller share of the population in 2010 than they had 

in 2000; that share having dropped by 1 percentage point, from 29.3 to 28.3 percent. By 

contrast, the share of residents aged 55 to 64 increased by 40.8 percent, from roughly 262,000 

to 369,000 over the period. 

 
Table II.2 

Population by Age 
Non-Entitlement Areas of Alabama 

2000 & 2010 Census SF1 Data 

Age 
2000 Census 2010 Census  % Change 

00ï10 Population % of Total Population % of Total 

Under 5 176,519 6.7% 182,009 6.3% 3.1% 

5 to 19 572,773 21.6% 593,497 20.4% 3.6% 

20 to 24 160,534 6.0% 171,962 5.9% 7.1% 

25 to 34 357,250 13.5% 352,155 12.1% -1.4% 

35 to 54 777,558 29.3% 823,594 28.3% 5.9% 

55 to 64 262,430 9.9% 369,371 12.7% 40.8% 

65 or Older 346,400 13.1% 414,371 14.3%  19.6% 

Total 2,653,464 100.0% 2,906,959 100.0% 9.6% 

 

Meanwhile, the number of residents aged 65 and older also grew by 19.6 percent: much of this 

increase was driven by growth in the number of residents at the younger end of the elderly 

cohort, as shown in Table II.3 below. The two youngest cohorts grew at a rate that exceeded 

that of the elderly cohort as a whole, and while the number of residents in cohorts aged 70- 

years and older also grew, they did so at a rate that was below the overall average. 

 
Table II.3 

Elderly Population by Age 
Non-Entitlement Areas of Alabama 

2000 & 2010 Census SF1 Data 

Age 2000 Census 2010 Census % Change 
00ï10 Population % of Total Population % of Total 

65 to 66 43,559 12.6% 58,464 14.1% 34.2% 

67 to 69 60,972 17.6% 78,919 19.0% 29.4% 

70 to 74 88,804 25.6% 104,343 25.2% 17.5% 

75 to 79 68,518 19.8% 77,017 18.6% 12.4% 

80 to 84 45,304 13.1% 52,525 12.7% 15.9% 

85 or Older 39,243 11.3% 43,103 10.4% 9.8% 

Total 346,400 100.0% 414,371 100.0% 19.6% 

 

POPULATION BY RACE AND ETHNICITY 
 

The racial composition of the non-entitlement areas of Alabama also shifted over the decade, as 

shown in Table II.4 on the following page. White residents accounted for 78.4 percent of the 

population in 2000; by 2010, this share had fallen to 76.7 percent. Similarly, the proportion of 

the total population represented by black residents fell from 19 percent to 18.3 percent. Hence, 

both groups were growing more slowly than in the region as a whole, with persons in other 

fqntor+ rtbg `r @rh`mr+ ƏNsgdqƐ+ nq svn nq lnqd q`bdr rvdkkhmf hm dwbdrr ne 0// odqbdms-
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Furthermore, a more marked shift was obsequdc hm sgd dsgmhb bnlonrhshnm ne sgd rs`sdƍr mnm-

entitlement areas, as the number of Hispanic residents rose nearly 140 percent over the 

decade, from roughly 47,000 to more than 112,000. 

 
Table II.4 

Population by Race and Ethnicity 
Non-Entitlement Areas of Alabama 

2000 & 2010 Census SF1 Data 

Race 
2000 Census 2010 Census % Change 

00ï10 Population % of Total Population % of Total 

White 2,079,664 78.4% 2,230,157 76.7% 7.2% 

Black 502,835 19.0% 532,667 18.3% 5.9% 

American Indian 15,968 .6% 19,725 .7% 23.5% 

Asian 9,480 .4% 19,700 .7% 107.8% 

Native Hawaiian/ Pacific Islander 782 .0% 1,798 .1% 129.9% 

Other 18,592 .7% 58,782 2.0% 216.2% 

Two or More Races 26,143 1.0% 44,130 1.5% 68.8% 

Total 2,653,464 100.0% 2,906,959 100.0%  9.6% 

Non-Hispanic 2,606,440 98.2% 2,794,231 96.1% 7.2% 

Hispanic 47,024 1.8% 112,728 3.9% 139.7% 

 

For the purposes of this report, Census tracts are said to have a disproportionate share of a 

population when the proportion in any particular Census tract exceeds the statewide average 

by ten percentage points. To take the black population as an example, any Census tracts in 

which the black population accounted for more than 29 percent of the population in 2000 is 

said to hold a disproportionate share of black residents, since black residents represented 19 

odqbdms ne sgd rs`sdƍr onotk`shnm hm sg`s xd`q- 

 

Hm e`bs+ sgdqd vdqd l`mx Bdmrtr sq`bsr sgqntfgnts sgd rs`sdƍr mnm-entitlement areas in which 

black residents accounted for more than 29 percent of the population in 2000, as shown in 

Map II.1 on the following page. Many of these lay in a band that stretched across the state, 

roughly following the Interstate 85/Highway 80 Corridor. Black residents accounted for more 

than three quarters of the population in Census tracts throughout this area, including Census 

tracts in and around Tuskegee and Selma. Additional tracts with above-average and 

disproportionate concentrations of black residents were observed around urban areas 

throughout the state. 

 

The overall distribution of the black population changed little between 2000 and 2010, as 

shown in Map II.2 on page 19. General areas that had shown high above-average and 

disproportionate shares of black residents in 2000 continued to show similar patterns in 2010, 

even as the overall concentration of black residents throughout the state fell by 0.7 percentage 

points. There were, however, some subtle changes in the concentration of black residents 

around urban areas like Selma, Talladega, and Huntsville. 
 

Hispanic residents accounted for a qdk`shudkx rl`kk rg`qd ne sgd onotk`shnm ne @k`a`l`ƍr mnm-

entitlement areas in 2000 and 2010. Even so, this share grew considerably between Census 

counts, and Hispanic residents were observed to be disproportionately concentrated in several 

Census tracts hm ansg xd`qr- Hm 1///+ Ghro`mhb qdrhcdmsr `bbntmsdc enq 0-7 odqbdms ne sgd rs`sdƍr

non-entitlement population, but made up more than a fifth of the population in large rural 

Census tracts in the north of the state around Fort Payne, Albertville, and Russellville, as shown 

in Map II.3 on page 20.  
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Map II.1 
Black Population by Census Tract 

Non-Entitlement Areas of Alabama 
2000 Census Data 
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Map II.2 
Black Population by Census Tract 

Non-Entitlement Areas of Alabama 
2010 Census Data 
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Map II.3 
Hispanic Population by Census Tract 

Non-Entitlement Areas of Alabama 
2000 Census Data 
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Map II.4 
Hispanic Population by Census Tract 

Non-Entitlement Areas of Alabama 
2010 Census Data 
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As the Hispanic population grew between the two Census counts, Hispanic residents tended to 

settle in those same areas. By 2010, many of the same Census tracts held disproportionate 

shares of Hispanic residents, but the concentration of Hispanic residents had grown within 

those tracts, as shown in Map II.4 on the previous page. In 2000, the highest concentration of 

Hispanic residents observed in any Census tract was 24.7 percent. By 2010 that figure had 

grown to 39.5 percent. 

 

DISABILITY STATUS 
 

The Census bureau also gathers data relating to disabilities, which are defined in the ACS as 

Əkhlhs`shnmr ne `bshuhshdr `mc qdrsqhbshnmr sn etkk o`qshbho`shnm `s rbgnnk+ `s vnqj+ `s gnld+ nq hm

sgd bnlltmhsxƐ `qhrhmf eqnl sgd hmsdq`bshnm `lnmf hmchuhct`krƍ anchdr `mc sgd ogxrhb`k `mc

social environments in which they live, work, or play.7 In the 2000 Census, 24.1 percent of the 

non-entitlement population was counted as living with some sort of disability, as shown in 

Table II.5 below. This figure includes 27,103 children between the age of 5 and 15, and 

169,261 over the age of 65. In 2012, ACS estimates recorded a disability rate of 17.4 percent, 

as shown in Table II.6 below.  

 
Table II.5 

Disability by Age 
Non-Entitlement Areas of Alabama 

2000 Census SF3 Data 

Age 

Total 

Disabled  
Population 

Disability  
Rate 

5 to 15 27,103 6.4% 

16 to 64 387,888 23.2% 

65 and older 169,261 51.0% 

Total 584,252 24.1% 

 
Table II.6 

Disability by Age 
Non-Entitlement Areas of Alabama 

2012 Five-Year ACS Data 

Age 
Male Female Total 

Disabled  
Population 

Disability  
Rate 

Disabled  
Population 

Disability  
Rate 

Disabled  
Population 

Disability  
Rate 

Under 5 824 .9% 535 .6% 1,359 .8% 

5 to 17 21,568 8.2% 12,958 5.2% 34,526 6.8% 

18 to 34 25,754 9.0% 22,050 7.3% 47,804 8.1% 

35 to 64 111,921 19.9% 117,490 19.5% 229,411 19.7% 

65 to 74 40,570 36.0% 43,026 33.5% 83,596 34.7% 

75 or Older 37,968 58.1% 60,682 61.1% 98,650 59.9% 

Total 238,605 17.2% 256,741 17.5% 495,346 17.4% 

 

@k`a`l`mr vhsg chr`ahkhshdr `bbntmsdc enq 13-0 odqbdms ne sgd rs`sdƍr mnm-entitlement 

population in 2000. As shown in Map II.5 on the following page, these residents accounted for 

disproportionate shares of the population of rural Census tracts near Tuskegee, Selma, 

Sylacauga, and Birmingham. In 2012, residents with disabilities were disproportionately 

concentrated in Census tracts throughout the state, as shown in Map II.6 on page 24. Again, 

these tended to be rural Census tracts. 

                                                 
7 This definition, adopted for use in the ACS after 2008, is more restrictive than the definition employed in the 2000 Census; as a result, 

disability data from the recent ACS estimates are not directly comparable to the 2000 Census count. 
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Map II.5 
Population with Disabilities by Census Tract 

Non-Entitlement Areas of Alabama 
2000 Census Data 

 

  



II. Socio-Economic Context 

 

2015 State of Alabama  Final Report 

Analysis of Impediments to Fair Housing Choice 24 March 20, 2015 

Map II.6 
Population with Disabilities by Census Tract 

Non-Entitlement Areas of Alabama 
2012 Five-Year ACS Data 
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ECONOMICS 
 

Data indicating the size and dynamics of job markets in the non-entitlement areas of Alabama, 

workforce, incomes, and persons in poverty provide essential contextual background and 

indicate the potential buying power of State residents when making a housing choice. 

 

LABOR FORCE AND EMPLOYMENT 
 

Job growth in non-entitlement areas of the state has been uneven in the period since 1990, as 

shown in Diagram II.1 below. After 1991, the number of employed persons grew steadily 

through the year 2000, increasing by over 211,000 workers. However, after peaking in 2000 at 

around 1,230,000, the number of employed fell for two consecutive years. In 2003, 

employment once again began to show strong positive growth, but this trend had stalled by 

2007. The following two years saw a considerable decline in employment as the number of 

employed workers fell by over 100,000. Employment figures began to climb after 2009, 

though they have showed signs of stalling in recent years. 

 
Diagram II.1 

Employment and Labor Force 
Non-Entitlement Areas of Alabama 

1990-2013 BLS Data 

 
 

For most of the period trends in employment and the labor force followed each other fairly 

closely. However, the decline in employment after 2007 was considerably more rapid than the 

decline in the labor force. The result was a spike in the unemployment rate, which rose from 

3.5 percent in 2007 to 10.1 percent in 2009, as shown in Diagram II.2 on the following page. 

However, since that year, the unemployment rate has been falling steadily, and stood at 6.5 

percent in 2013, almost a full percentage point below the national unemployment rate for that 

year. 
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Diagram II.2 
Unemployment Rate 

Non-Entitlement Areas of Alabama 
1990ï2013 BLS Data 

 
The high unemployment rate of 2009 persisted through the beginning of 2010, peaking in 

January of that year at 11.2 percent, as shown in Diagram II.3 below. However, after February 

2010 the unemployment rate began to fall. In spite of seasonal fluctuations in the 

unemployment rate, the overall trend in unemployment has been downward since early 2010.  

 
Diagram II.3 

Monthly Unemployment Rate 
Non-Entitlement Areas of Alabama 

2008ïApril 2014 BLS Data 

 
 

FULL- AND PART-TIME EMPLOYMENT AND EARNINGS 
 

Full employment, as measured by the Bureau of Economic Analysis, refers to the total number 

of part-time and full-time jobs in the state as a whole. Since the BEA defines employment as a 

count of jobs rather than workers, workers can be counted twice in these data. However, this 
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information is not released at any smaller geographic area than the county, so statewide data 

have been included here as a relative comparison. 

 

Statewide, growth in the number of jobs was steady between 1982 and 2000, rising from 

around 1,687,000 to 2,395,000 jobs, as shown in Diagram II.4 below. The number of jobs in 

the state declined by around 25,000 over the next two years, but began to rise again in 2003. 

This growth continued steadily through 2007, when the number of jobs peaked at 2,615,473. 

In 2008, however, total employment began to decline and continued to decline over the next 

two years. By 2010, there were 145,000 fewer jobs than there had been in 2007. This decline 

reversed the following year, and after two years of growth the number of jobs in Alabama stood 

at 2,530,550 in 2012, some 85,000 jobs fewer than seen in 2007. 

 
Diagram II.4 

Full- and Part-Time Employment 
State of Alabama 

1969ï2012 BEA Data 

 
The BEA also provides data on income and earnings of workers in the state. These figures are 

oqdrdmsdc hm sgd @H `r qd`k `udq`fd d`qmhmfr odq ina 'Əd`qmhmfrƐ( `mc qd`k odq b`ohs` hmbnld

'ƏOBHƐ(- Lnmds`qx `lntmsr oqdrdmsdc hm qd`k cnkk`qr g`ud addm `citrsdc enq hmek`shnm+ `mc `qd

presented in 2013 dollars. Earnings per job is defined as total earnings in the state divided by 

sgd sns`k mtladq ne inar+ vghkd OBH hr cdehmdc `r sns`k hmbnld hm sgd rs`sd chuhcdc ax sgd rs`sdƍr

population. 

 

Growth in earnings has generally been positive over the period from 1969 through 2012, 

though it has been subject to some fluctuation, as shown in Diagram II.5 on the following 

page. The late nineties saw the beginning of a period of relatively strong and sustained growth, 

which continued through 2004, when the average worker in the state earned $46,151 dollars 

at his or her job. Growth in earnings plateaued over the next few years and declined slightly in 

2007. Unlike jobs, however, real earnings began to grow, albeit slowly, after 2007. By 2010, 

the real average earnings had grown to $46,481, and remained near this figure over the next 

two years. Earnings in the state stood at $46,361 in 2012, roughly $9,600 less than the national 

average at that time. 
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Diagram II.5 
Real Average Earnings Per Job 

State of Alabama 
1969ï2012 BEA Data, 2012 Dollars 

 
Growth in real PCI has been steadier than growth in earnings since 1969, as shown in Diagram 

II.6 below. This same steady growth has been the rule over the last twenty years as well, save 

for a brief decline in 2009. In 1992, the average resident had an income of just over $26,400 

in real 2013 dollars. By 2008, this figure had grown to nearly $36,200. Real PCI fell by over 

$1,000 over the next year; however, growth in average income resumed the following year 

and continued steadily through 2012, when real average PCI in the state stood at $36,462, 

roughly $7,900 less than the national average. Real PCI in the state has fallen further behind 

the national average in recent years. 

 
Diagram II.6 

Real Average Per Capita Income 
State of Alabama 

1969ï2012 BEA Data, 2012 Dollars 
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HOUSEHOLD INCOME 
 

Alabama households experienced a shift toward higher incomes between 2000 and 2012, as 

measured in current dollars. As shown in Table II.7 below, the most pronounced changes 

occurred at the lowest and highest ends of the income range. The number of households 

making less than $15,000 per year fell from 22.7 to 16.7 during this time, while the number of 

households with incomes of $100,000 and above rose 6.3 percent to 14.8 percent. In fact, the 

shares of households in all income categories below $50,000 per year fell after 2000, while the 

share of households in the three highest income brackets grew. 

 
Table II.7 

Households by Income 
Non-Entitlement Areas of Alabama 

2000 Census SF3 & 2012 Five-Year ACS Data 

Income 
2000 Census 2012 Five-Year ACS 

Households % of Total Households % of Total 

Less than $15,000 232,721 22.7% 183,815 16.7% 

$15,000 to $19,999 78,023 7.6% 74,974 6.8% 

$20,000 to $24,999 77,406 7.6% 71,727 6.5% 

$25,000 to $34,999 143,175 14.0% 130,352 11.8% 

$35,000 to $49,999 174,760 17.1% 161,094 14.6% 

$50,000 to $74,999 177,882 17.4% 195,956 17.8% 

$75,000 to $99,999 75,651 7.4% 122,212 11.1% 

$100,000 or More 65,066 6.3% 162,850 14.8% 

Total 1,024,684 100.0% 1,102,980 100.0% 

 

Diagram II.7 below presents these income distributions graphically and further demonstrates 

the shift from lower- and medium- to higher-income households over time.  

 
Diagram II.7 

Households by Income 
Non-Entitlement Areas of Alabama 

2000 Census SF3 & 2012 Five-Year ACS Data 
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POVERTY 
 

The Census Bureau uses a set of income thresholds that vary by family size and composition to 

determine poverty status. If a familyƍs total income is less than the threshold for its size, then 

that family, and every individual in it, is considered poor. The poverty thresholds do not vary 

geographically, but they are updated annually for inflation using the Consumer Price Index. 

The official poverty definition counts income before taxes and does not include capital gains 

and non-cash benefits such as public housing, Medicaid, and food stamps. In spite of the shift 

toward higher household incomes between 2000 and 2012, the poverty rate in the non-

entitlement areas of Alabama rose from 15.5 to 17.2 percent, as shown in Table II.8 below. 

This represents a rise of some 87,000 people. 
 

Table II.8 
Poverty by Age 

Non-Entitlement Areas of Alabama 
2000 Census SF3 & 2012 Five-Year ACS Data 

Age 
2000 Census 2012 Five-Year ACS 

Persons in Poverty % of Total Persons in Poverty % of Total 

Under 6 46,063 11.4% 60,678 12.4% 

6 to 17 89,730 22.3% 108,585 22.2% 

18 to 64 209,524 52.0% 273,307 55.8% 

65 or Older 57,229 14.2% 47,185 9.6% 

Total 402,546 100.0% 489,755 100.0% 

Poverty Rate 15.5% . 17.2% . 

 

As had been the case with black residents, Census tracts with relatively high shares of residents 

in poverty were clustered in a geographic band that roughly followed along the Interstate 

85/Highway 80 Corridor, as shown in Map II.7 on the following page. A large number of 

Census tracts throughout that area had poverty rates ranging from 39 to 52.2 percent. 

Particularly high poverty rates were observed in tracts in and around Phenix City and Selma, 

where more than 55 percent of tract residents lived in poverty. 

 

Sgd onudqsx q`sd hm sgd rs`sdƍr mnm-entitlement areas increased by nearly two percentage points 

between the 2000 Census and 2012 ACS, and some Census tracts saw a considerable rise in 

poverty in the intervening years, as shown in Map II.8 on page 32. In 2000, the maximum 

poverty rate observed in any individual Census tract was 65.6 percent. In 2010, several Census 

tracts had poverty rates exceeding that figure. In addition, while tracts with disproportionate 

shares of poverty were highly clustered in the south of the state in 2000, by 2010 tracts with 

relatively high poverty rates were appearing throughout the north of the state as well. 
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Map II.7 
Poverty Rate by Census Tract 

Non-Entitlement Areas of Alabama 
2000 Census Data 
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Map II.8 
Poverty Rate by Census Tract 

Non-Entitlement Areas of Alabama 
2012 Five-Year ACS Data 
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HOUSING 
 

Simple counts of housing by age, type, tenure, and other characteristics form the basis for the 

housing stock background, suggesting the available housing in non-entitlement areas of the 

State from which residents have to choose. Examination of households, on the other hand, 

shows how residents use the available housing, and shows household size and housing 

problems such as incomplete plumbing and/or kitchen facilities. Review of housing costs 

reveals the markets in which housing consumers in the State can shop. 

 

CHARACTERISTICS OF THE HOUSING STOCK 
 

Between the two Decennial Census enumerations, the total number of housing units in non-

entitlement areas of the state increased by 12.4 percent, as shown in Table II.9 below. This 

growth was appreciably stronger than the rise in population. Among owner-occupied units, the 

share of housing units that were occupied by their owners was 78.3 percent in 2000, well 

above the 21.7 percent occupied by rental tenants. By 2010, 75 percent of units were 

occupied by their owners and 25 percent were occupied by rental tenants, indicating that 

homeownership declined as a share of occupied housing over this period. 

 

In addition, occupied units declined as a share of all housing units from 86.9 to 85.5 percent. 

The number of occupied housing units, which grew by only 10.5 percent, grew more slowly 

than the total housing stock. Hence the number of vacant units rose, with the share of units that 

were vacant rising from 13.1 to 14.5 percent, or by nearly 38,750 units. 

 
Table II.9 

Housing Units by Tenure 
Non-Entitlement Areas of Alabama 

2000 & 2010 Census SF1 Data 

Tenure 
2000 Census 2010 Census % Change 

 00ï10 Units % of Total Units % of Total 

Occupied Housing Units 1,024,645 86.9% 1,132,502 85.5% 10.5% 

Owner-Occupied 802,206 78.3% 848,818 75.0% 5.8% 

Renter-Occupied 222,439 21.7% 283,684 25.0% 27.5% 

Vacant Housing Units 153,855 13.1% 192,598 14.5% 25.2% 

Total Housing Units 1,178,500 100.0% 1,325,100 100.0% 12.4% 

 

Tracts with relatively high concentrations of renter-occupied units; where renter-occupied units 

accounted for more than 35 percent of occupied housing units; were distributed throughout the 

state in 2010, as shown in Map II.9 on the following page. However, these units were most 

highly concentrated in and around urban areas like Huntsville, Tuskegee, and Jacksonville. 

Tracts with relatively high concentrations of owner-occupied units were similarly scattered 

throughout the state, as shown in Map II.10 on page 35. The highest concentration of owner-

occupied units was observed in two large tracts near Anniston, where more than 95 percent of 

occupied housing units were owner-occupied. 
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Map II.9 

Renter-Occupied Housing Units 
Non-Entitlement Areas of Alabama 

2010 Census Data 
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Map II.10 

Owner-Occupied Housing Units 
Non-Entitlement Areas of Alabama 

2010 Census Data 

 














































































































































































