CITY OF LORAIN, OHIO
STATUS OF IMPEDIMENTS TO FAIR HOUSING
2020/2021-2024/2025 YEAR
FINAL 7-31-20
PREPARED BY:
Center for Community Planning and Development
Maxine Goodman Levin College of Urban Affairs
Cleveland State University

Table of Contents
EXECUTIVE SUMMARY ........................................................................................................... 5
Background ........................................................................................................................... 5
Impediments to Fair Housing ................................................................................................. 5
Action Steps .......................................................................................................................... 6
I.

INTRODUCTION .............................................................................................................. 8

A.

Purpose and Basis of the Analysis ................................................................................... 8

B.

Report Contents ............................................................................................................. 9

C.

Methodology ................................................................................................................. 9

II. JURISDICTIONAL BACKGROUND DATA................................................................................ 9
A. Population, Gender, Age, and Race/Ethnicity ................................................................... 10
B.

Households .................................................................................................................. 16

D. Income and poverty......................................................................................................... 18
D. Housing, Employment and Transportation Access and Connectivity................................. 20
F.

Housing Profile ............................................................................................................ 24

G.

Mortgage Financing ..................................................................................................... 30

H.

Housing problems and severe housing problems........................................................... 33

H.

Covid-19 effects ........................................................................................................... 35

III.

REVIEW OF 2015-2019 ANALYSIS OF IMPEDIMENTS TO FAIR HOUSING ..................... 37

A.

Impediments Identified ................................................................................................ 37

B.

Recommended Actions ................................................................................................. 37

C.

Actions taken ............................................................................................................... 38

IV.

IMPEDIMENTS TO FAIR HOUSING 2020 ..................................................................... 40

A.

Fair Housing Complaints............................................................................................... 40

B.

Citizen Participation ..................................................................................................... 43

C.

Fair Housing and the Comprehensive Plan .................................................................... 44

D.

Fair Housing and Zoning............................................................................................... 44

E.

Fair Housing and Source of Income Discrimination ........................................................ 45

City of Lorain, Ohio
Status of Impediments to Fair Housing 2020/2021-2024/2025
Final Report 7-31-20

2

F.

Fair Housing and the Lorain Consolidated Plan ............................................................. 48

G.

Fair Housing and the Lorain Metropolitan Housing Agency (LMHA) Planning ................ 48

H.

Identified Impediments to Fair Housing, and Recommended Action Steps ..................... 49

VI.

CERTIFICATION ......................................................................................................... 51

VII.

APPENDIX ................................................................................................................ 57

City of Lorain, Ohio
Status of Impediments to Fair Housing 2020/2021-2024/2025
Final Report 7-31-20

3

LIST OF FIGURES AND TABLES
Figure 1 City of Lorain and Lorain County in Northeast Ohio ___________________________________________ 10
Figure 2 Total population 1900-2018 ______________________________________________________________ 10
Table 1 Population by Age and Gender, 2013-2017 Estimate ___________________________________________ 11
Figure 3 Population Proportion by Age, 2014-2017 5-year estimate _____________________________________ 11
Figure 4 Population Proportion by Race ____________________________________________________________ 12
Figure 5 Population by Ethnicity __________________________________________________________________ 12
Table 2 Population by Disability __________________________________________________________________ 13
Figure 6 Limited English Proficiency _______________________________________________________________ 13
Table 3 Summary of population characteristics identifying protected classes ______________________________ 14
Figure 7 Percent Non-White Population by Block Group _______________________________________________ 15
Figure 8 Percent Hispanic Population by Block Group _________________________________________________ 15
Table 4 Households by Type _____________________________________________________________________ 16
Table 5 Households by Size ______________________________________________________________________ 17
Table 6 Households by Race and Ethnicity __________________________________________________________ 17
Table 7 Households and Disability Status ___________________________________________________________ 17
Table 8 Households by Age of members____________________________________________________________ 18
Table 9 Households by Limited English Proficiency ___________________________________________________ 18
Table 10 Households by Income and Poverty ________________________________________________________ 19
Figure 9 Population Below Poverty ________________________________________________________________ 19
Figure 10 Job Centers, Lorain and Surrounding Counties_______________________________________________ 20
Figure 11 Job Centers, Jobs Paying Less than $15,000 per year _________________________________________ 21
Figure 12 Lorain County Transit in the City of Lorain, Fixed Routes, and ¼ mile buffer _______________________ 21
Table 11 Travel time to work, Lorain Residents, 2018 _________________________________________________ 22
Table 12 Household Access to a Vehicle, 2018 _______________________________________________________ 23
Table 13 Means of Transportation to Work _________________________________________________________ 24
Figure 13 Location of Housing for Low Income Senior and Disabled Population ____________________________ 25
Table 14 LIHTC and Section 8 Project-Based Housing in Lorain __________________________________________ 25
Figure 14 Hispanic or Latinx and Non-Hispanic or Latinx White, Black, and Asian Population _________________ 26
Figure 15 Black Population ______________________________________________________________________ 27
Figure 16 Hispanic or Latinx Population ____________________________________________________________ 27
Figure 17 Redlining Map ________________________________________________________________________ 28
Figure 18 Median Gross Rent ____________________________________________________________________ 29
Figure 19 Median Home Value ___________________________________________________________________ 30
Table 15 Home Mortgage Disclosure Act Data ______________________________________________________ 31
Table 16 Foreclosure Filings, City of Lorain and Lorain County Comparison ________________________________ 32
Table 17 Foreclosure Filings, Single Family Dwellings, by Ward _________________________________________ 32
Table 18 Foreclosure Filings, Multi-Family Dwellings, by Ward _________________________________________ 32
Table 19 Housing Problems for Households 0-30% of AMI _____________________________________________ 33
Table 20 Housing Problems for Households 30-50% of AMI ____________________________________________ 34
Table 21 Housing Problems for Households 50-80% of AMI ____________________________________________ 34
Table 22 Housing Problems for Households 80-100% of AMI ___________________________________________ 35
Table 23 Fair Housing Complaints in the City of Lorain, 2010-July 2019 ___________________________________ 42
Table 24 Single Family Homes Advertised for Rent, City of Lorain, March 2020 ____________________________ 46
Table 25 Apartments Advertised for Rent, City of Lorain, March 2020 ____________________________________ 47

City of Lorain, Ohio
Status of Impediments to Fair Housing 2020/2021-2024/2025
Final Report 7-31-20

4

EXECUTIVE SUMMARY
Background
The City of Lorain, Ohio, is located in Lorain County in Northeastern Ohio, along the southern
shore of Lake Erie. As an entitlement community under the US Department of Housing and
Urban Development (HUD)’s Community Development Block Grant (CDBG) program, the City is
eligible to receive CDBG funds to assist in furthering HUD’s national objectives.
As part of meeting eligibility requirements to receive CDBG funding, HUD entitlement
communities must assess the extent to which Fair Housing is furthered and/or impeded in the
community. This Analysis of Impediments to Fair Housing report is prepared as a companion to
the Consolidated Plan for 2020-2024, to enable the City to understand the status of Fair
Housing in its jurisdiction, and to identify action steps which can be taken to Affirmatively
Further Fair Housing.
Fair Housing is protected by the Fair Housing Act. The Act “protects people from discrimination
when they are renting or buying a home, getting a mortgage, seeking housing assistance, or
engaging in other housing-related activities. Additional protections apply to federally-assisted
housing….The Fair Housing Act prohibits discrimination in housing because of Race, Color,
National Origin, Religion, Sex, Familial Status, and Disability.” Most housing is covered under
the Act, except in limited circumstances for owner-occupied small buildings with less than 4
units, or single-unit homes for rent by owner without an agent, and housing provided by
religious organizations or private clubs which limit housing to members.1 The HUD web site
referenced includes a detailed list of ways that people can be discriminated against in renting or
buying a home, getting a mortgage, seeking housing assistance, and other activities. This list is
used as a benchmark for assessing the status of impediments to fair housing in Lorain.
Impediments to Fair Housing
Through analysis of data, community input, and interviews as appropriate, the following
impediments to Fair Housing are identified for the City of Lorain:
•

1

Public Transportation. As noted in this report, access to public transportation is
severely limited in Lorain’s neighborhoods. In low-income neighborhoods where many
residents do not have access to a car, this can effectively limit their access to jobs,
school, and community amenities, and force long travel times. The situation is made
even more difficult for seniors and persons with disabilities who may not drive a car.

US Dept of HUD, Fair Housing Act Overview, accessed 7-11-20
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•

Source of Income Discrimination Policy. Even when decent, affordable housing is
available, source of income discrimination limits housing choice for Housing Choice
Voucher holders, preventing them from living in choice neighborhoods.

•

Availability of Affordable Housing. The availability of affordable housing was identified
in the past Analysis of Impediments to Fair Housing as an impediment limiting housing
choice in the City. The City has made great strides in prioritizing neighborhood
stabilization, and improving flexibility for housing choice and affordable and accessible
housing location through its Comprehensive Plan and Zoning Code update. Current new
housing projects in the pipeline will continue this trend by providing additional
affordable housing in locations throughout the City.

•

Housing Rehabilitation and Blight Removal. Demolition of blighted and abandoned
housing, and rehabilitation of existing housing in poor condition, has been identified by
the community as a priority to improve the quality of housing and neighborhoods in the
City. This is especially important in lower-income neighborhoods which have been
hardest hit by decades-old trends of housing abandonment, deferred maintenance,
absentee landlords, and property disrepair.

•

Availability of Fair Housing Data. As noted in the previous Analysis of Impediments to
Fair Housing, improved fair housing data will help the City to assess the nature of fair
housing impediments and design appropriate action steps to address them.

•

Information, Education and Outreach. Fair Housing Education and outreach makes a
difference in enabling residents to take action when they experience discrimination. The
community survey indicated that the majority of respondents are unfamiliar with Fair
Housing Laws; and that even when they do experience discrimination, they are not
confident that reporting it will be convenient and will have any effect. With a large
population of Spanish speakers, ensuring good communication is an important issue for
the City.

•

Informed City staff. Since the last plan, the City has engaged a new Fair Housing
Coordinator and is in the process of advertising and hiring a new director for the
Department of Building, Housing and Planning.

Action Steps
The following action steps will be taken by the City, in response to the identified impediments
to fair housing.
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•

Public Transportation. The City will continue to work with Lorain County Public Transit,
and major employers, to identify ways that transit can be provided, and key jobshousing connections can be made.

•

Source of Income Discrimination Policy. The City will consider adopting an amendment
to the Fair Housing ordinance prohibiting Source of Income discrimination.

•

Availability of Affordable Housing. The City will continue to work with local LIHTC
developers and others to ensure that a wide range of decent, affordable housing is
available throughout the City.

•

Housing Rehabilitation and Blight Removal. The City will continue to prioritize funds
for demolition and repair; will continue the emergency home repair fund; and will
explore instituting a revolving loan program for rehabilitation.

•

Availability of Fair Housing Data. The City will implement a program of Fair Housing
testing. Additional key data sources include regular scans of advertisements, and
regular review of benchmark data sources such as the Housing Mortgage Act data
source.

•

Information, Education and Outreach. The City will continue to provide Fair Housing
Education through multiple channels such as flyers, workshops and training, and
outreach to families through schools and faith groups, outreach to special populations
through social service agencies, and public advertising such as billboards and public
service announcements. Special attention will be paid to providing Spanish language
information and outreach to limited English speakers whose primary language is
Spanish. The convenience of the process for reporting, and the positive results that
come from reporting, will be included in information and education. Supportive personto-person outreach will be accomplished by providing training to providers of social
services and faith-based services.

•

Informed City staff. New employees in the Department of Building, Planning and
Housing will be provided with opportunities for training, education and networking on
Fair Housing Law and best practices on an ongoing basis.
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I.

INTRODUCTION

A.

Purpose and Basis of the Analysis

The City of Lorain, Ohio, is located in Lorain County in Northeastern Ohio, along the southern
shore of Lake Erie. As an entitlement community under the US Department of Housing and
Urban Development (HUD)’s Community Development Block Grant (CDBG) program, the City is
eligible to receive CDBG funds to assist in furthering HUD’s national objectives. These
objectives include:
1)
benefit low- and moderate-income persons
2)
prevention or elimination of slums or blight
3)
address community development needs having a particular urgency because
existing conditions pose a serious and immediate threat to the health or welfare of the
community for which other funding is not available. 2
CDBG funds are targeted to “…develop viable urban communities by providing decent housing,
a suitable living environment, and expand economic opportunities for low- and moderateincome persons.” 3 As part of meeting these provisions, HUD entitlement communities must
prepare a Consolidated Plan for appropriate allocation and use of CDBG funds to address these
goals. Entitlement Communities must also assess the extent to which Fair Housing is furthered
and/or impeded in the community. This Analysis of Impediments to Fair Housing report is
prepared as a companion to the Consolidated Plan for 2020-2024, to enable the City to
understand the status of Fair Housing in its jurisdiction, and to identify action steps which can
be taken to Affirmatively Further Fair Housing.
Fair Housing is protected by the Fair Housing Act. The Act “protects people from discrimination
when they are renting or buying a home, getting a mortgage, seeking housing assistance, or
engaging in other housing-related activities. Additional protections apply to federally-assisted
housing….The Fair Housing Act prohibits discrimination in housing because of Race, Color,
National Origin, Religion, Sex, Familial Status, and Disability.” Most housing is covered under
the Act, except in limited circumstances for owner-occupied small buildings with less than 4
units, or single-unit homes for rent by owner without an agent, and housing provided by
religious organizations or private clubs which limit housing to members.4 The HUD web site
referenced includes a detailed list of ways that people can be discriminated against in renting or
buying a home, getting a mortgage, seeking housing assistance, and other activities. This list is
used as a benchmark for assessing the status of impediments to fair housing in Lorain.

2

https://www.hud.gov/program_offices/comm_planning/communitydevelopment/programs
US Dept of HUD, Community Development Program, accessed 7/11/20
4
US Dept of HUD, Fair Housing Act Overview, accessed 7-11-20
3
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B.

Report Contents

This report was prepared by the Center for Community Planning and Development, Maxine
Goodman Levin College of Urban Affairs, in collaboration with the City of Lorain and its
Department of Building, Housing and Planning. The report includes this introduction
establishing the basis of the report; a background section with demographic and other data
helping to illuminate the status of fair housing in the City; an assessment of fair housing
impediments and actions since the last Analysis of Impediments to Fair Housing report;
recommendations and action steps to Affirmatively Further Fair Housing in Lorain; and
certification of the report. An Appendix contains supplemental data in support of the analysis.
C.

Methodology

This analysis was completed by analysis of data collected from the US Census, American
Community Survey, Lorain County, the City of Lorain, the US Department of HUD, and other
sources as noted within. Public engagement was provided through the engagement process of
the Consolidated Plan, which included a community survey and public meetings. Interviews
and additional communication supplemented the analysis where appropriate.

II. JURISDICTIONAL BACKGROUND DATA
The City of Lorain, Ohio is a mid-sized city of 64,000, situated along Lake Erie on the northern
coast of Lorain County. Located approximately 30 miles west of Cleveland, Ohio, the region’s
central urban city, Lorain historically was a manufacturing town, with significant jobs in the City
itself, and between Lorain and Cleveland. Residents enjoyed a middle-class life with amenities
including movie theaters, restaurants and shops, good schools, and easy access to work, school
and church. However, Lorain has seen the decline typical of many midwestern towns.
Manufacturing plants closed down, white residents moved out, and the community was left
with decline and disinvestment, an aging population, concentrations of neighborhoods of
minority residents with persistent poverty, and a loss of community amenities. As residents
who were able moved to suburban areas or areas where jobs were more available, population,
school enrollment, and tax revenues declined, with the City and school district less able to
provide basic infrastructure and a quality education for children.
In recent years, Lorain has seen signs of reinvestment, with new housing and historic
preservation in the downtown near the river and lakefront, and some older housing under
renovation by younger residents. However, deferred housing maintenance, providing quality
jobs and schools, and encouraging the return of basic amenities remain a challenge in the City.
The ultimate goal remains to provide a decent home, quality jobs and education/training, and
quality of life for every resident of the City, and to attract new residents who can contribute to
civic life.
City of Lorain, Ohio
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Figure 1 City of Lorain and Lorain County in Northeast Ohio

A. Population, Gender, Age, and Race/Ethnicity
Figure 2 Total population 1900-2018

Source: US Decennial Census, 1900-2010; American Community Survey 1-year estimate, 2018
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Figure 2 shows the steady decline of population from its peak at close to 80,000 residents in
1970, when manufacturing was at its strongest, to about 63,000 today. Of note, in recent years
(since 2010) decline has leveled off. As shown in Table 1, Lorain’s population is younger on
average than the populations of Lorain County and the state of Ohio, and has a higher
proportion of females. Many younger families have made their homes in the City, particularly
immigrants and families seeking affordable housing.
Lorain’s population under 18 accounts for most of the difference, with people age 18-19 and
20-24 also contributing to the younger population.
Table 1 Population by Age and Gender, 2013-2017 Estimate

Figure 3 Population Proportion by Age, 2014-2017 5-year estimate
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Figure 4 Population Proportion by Race

As shown in Figure 4, the proportion of Lorain’s population who are Black has declined overall
since 2010, with an increase in white residents. Over the same time frame, the population of
Hispanic residents has increased from 23.9% to 29.8% in 2017; see Figure 5.
Figure 5 Population by Ethnicity
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Table 2 Population by Disability

The percent population of people with a disability has decreased in recent years, with estimates
for 2018 at 12.9%. It is noted that estimates vary markedly from year to year when considering
1-year estimates. Of the persons with disabilities noted in the data, persons with ambulatory
and cognitive disabilities range the highest at 7.2% and 6.4% respectively.
Figure 6 Limited English Proficiency

As shown in Figure 6, the proportion of people in Lorain who speak English only, or speak
English very well, has increased since 2010 on average. Currently, 4.1% of Lorain’s population
speaks English less than very well.
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Under HUD’s criteria, “protected classes” include senior citizens, persons with a disability,
minority races (African American, Asian and Pacific Islander, and other); minority ethnicities
(Hispanic notably) and persons with limited English proficiency. As shown in Table 3, 10,416
people over 65 live in Lorain, or 16.3% of the population. 8,231 people have a disability. 10,575
people are African-American, 223 are Native American, and 19,014 are Hispanic. There are
2,444 with limited English proficiency. Other protected groups are smaller in proportion to the
groups summarized here.
Table 3 Summary of population characteristics identifying protected classes

Figures 7 and 8 show the geographic location of non-white populations and Hispanic population
in the City. Geographic location mapping allows us to identify areas of concentration of
minority residents. As shown, certain block groups do show concentration of over 50%
minority populations. These block groups are located in parts of Wards 2, 3, 5 and 6
specifically. Wards 1, 4 and 8 have substantially lower populations of non-white and Hispanic
populations. Areas of concentration of non-white and Hispanic populations can be potential
indicators of fair housing policy, implicit or explicit, at work. For additional information, see the
“Degree of Segregation” section later in this report.
See Appendix A for tables detailing population characteristics by block group.
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Figure 7 Percent Non-White Population by Block Group

Figure 8 Percent Hispanic Population by Block Group
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B.

Households

The household is the basic building block of housing occupancy in a community. Households
may be discriminated against because of the characteristics of the people in the household,
whether it be race, ethnicity, age, disability, sex, familial status, or limited English proficiency.
In Lorain, Owner households make up the greater proportion of the City’s 25,568 households,
with 55.2% owner, and 44.8% renter. Slightly more owner households are family households
(two or more related people living together) at 61.5%, compared to 58.6% of renter
households. Single-parent households with children under 18 make up 5.3% of owner
households, and 32% of renter households. Nonfamily households, where the householder
lives alone, or unrelated people live together, make up 38.5% of owner households, and 41.4%
of renter households. See Table 4, which gives the percent by type of different household types
for owners, renters, and all households.
Table 4 Households by Type

The largest proportion of households in Lorain are 1 or 2-person households, representing
36.7% and 28.2% of all households respectively. There are more 1-person households which are
renters, at 37.7%, and more 2-person households which are owners, at 32.5%. 3-person
households make up another 16.9% overall (16% owners and 18% renters); 4-person
households make up 8.3%. 9.9% of households have 5 or more members (7.6% owners and
12.8% renters).
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Table 5 Households by Size

Table 6 Households by Race and Ethnicity

As shown in Table 6, the majority of households in Lorain are led by a householder who is white
alone (76.6%). 15.9% are led by a householder who is Black alone. The remainder are of other
race, Asian/Pacific Islander, or Native American/Alaska Native. 25%% of households are led by
a householder who is Hispanic.
Table 7 Households and Disability Status

As shown in Table 7, 24.2% of households in Lorain have 1 or more persons with a disability.
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As shown in Table 8, 27.5% of households in Lorain are led by a senior 65 years old or older. A
higher proportion, 29.5%, have one or more related children under the age of 18. 68.2% are
led by a householder who is of workforce age (25-64 years old). (note that data on the presence
of household members over age 65 was not available).
Table 8 Households by Age of members

Table 9 Households by Limited English Proficiency

Approximately 1,083 households in Lorain have members who are limited English-speaking, or
4.2%. This is similar to the proportion of limited English speakers in the overall population.
D. Income and poverty
In examining housing availability and affordability, it can be helpful to understand the overall
income of households which are occupying or seeking housing. Table 10 shows that the
majority of Lorain’s households (54.4%) fall below the HUD Area Median Family Income
(HAMFI). 23.3% fall below the poverty level, with 22.8% considered Extremely Low Income,
16.8% Low Income, 20.2% Moderate Income. Lower-income households are disproportionately
renters, as might be expected. 90.7% of Lorain’s renter households have incomes below the
HAMFI, 42.0% Extremely Low Income and 22.6% Low Income.
18
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Table 10 Households by Income and Poverty

Figure 9 Population Below Poverty

Figure 9 shows the geographic distribution of people below the poverty level. As shown, there
are concentrations in Wards 2, 3, 5, 6 and 7 where more than 46% of the population is below
the poverty level. A comparison with Figures 7 and 8 shows alignment of poverty-level
population with geographic locations with high concentrations of non-white and Hispanic
populations.
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D. Housing, Employment and Transportation Access and Connectivity
A key characteristic of disadvantaged communities is the difficulty they face in finding quality
jobs (those with a living wage, family benefits, and opportunities for advancement), and finding
housing within a reasonable proximity to quality jobs. Fair housing discrimination can
exacerbate this difficulty, limiting the places where people can live, the types of housing they
can find, and the affordability of housing in proximity to quality jobs. Discrimination can also
affect investment in transportation infrastructure making travel between housing and quality
jobs convenient and affordable. This section looks at the questions of jobs-housing locations,
and transportation availability, and access related to jobs and housing.
Figure 10 shows that jobs are available in areas immediately adjacent to Lorain. A closer look
however does indicate that within the City of Lorain, the jobs are fewer. The question then
becomes a question of transportation access, training/skill development, and connection of
residents to jobs. In figure 11, we see that more of the jobs in and around Lorain tend to be
lower-paying jobs of less than $15,000 per year.
Figure 10 Job Centers, Lorain and Surrounding Counties
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Figure 11 Job Centers, Jobs Paying Less than $15,000 per year

Figure 12 Lorain County Transit in the City of Lorain, Fixed Routes, and ¼ mile buffer
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Lorain County Transit provides public bus transit to the City of Lorain on four fixed bus routes.
Paratransit is also available to seniors and those with disabilities on a pre-scheduled basis. As
shown in Figure 12, access within ¼ mile walk is limited in most Lorain neighborhoods. Most
workers, including those in low-income neighborhoods, must walk long distances to access
transit in order to get to jobs, school and amenities, if they need to rely on public transit.
Lorain residents on average have a longer period of travel time to work, at 25.99 minutes
compared to residents of Lorain County and Ohio. 34.2% of residents who work travel more
than ½ hour each way to work, compared to 33.4% of Lorain County residents and 31.1% of
Ohio residents.
Table 11 Travel time to work, Lorain Residents, 2018

As shown in Table 12, 8.1% of Lorain households on average have no access to a vehicle,
compared to 5.4% of Lorain County households, and 8.0% of Ohio households. This is lower
than a typical urban neighborhood population of 17 to 25% of households. 5

5

K. Date, Neighborhood Retail Commercial Study, unpublished report, 2016, available at:
https://engagedscholarship.csuohio.edu/urban_facpub/1415/
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Table 12 Household Access to a Vehicle, 2018

Table 13 shows that Lorain residents who work use means of transportation to work at a level
very similar to Ohio and Lorain residents. 91.4% travel by car, with 9% carpooling, slightly
higher than County and Ohio residents overall, and the rest traveling alone. Only .4% travel by
public transportation, compared to 1.6% for Ohio and .5% for Lorain County. The use of public
transportation is usually driven by affordability and convenience, indicating likely reasons that
public transportation is chosen less often than driving by car in Lorain. 2.6% worked from
home, a lower figure than over 4% for both the County and state. This could reflect on the
types of jobs held by workers. Between 2 and 3% of City, County and State workers walk to
work.
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Table 13 Means of Transportation to Work

F.

Housing Profile

1.

Location of housing for the low income/disabled population

Figure 13 maps the location of housing targeted for the low-income senior and disabled
population in Lorain. Table 14 lists the locations by Ward. Two types of housing are available,
Section 8 project based; and LIHTC housing. In addition, Housing Choice Vouchers (Section 8
vouchers) are provided through the Lorain Metropolitan Housing Agency. According to the
Lorain Metropolitan Housing Agency, waiting lists for Section 8 project based housing is
approximately 6 to 12 months, with an occupancy rate of 98%. Approximately 2000 of a total
of 3129 Housing Choice Voucher holders in Lorain County choose to live in the City of Lorain;
the waiting list for Housing Choice Vouchers is currently closed.6 Most of the LIHTC and Section
8 project-based housing is located in Ward 5, Ward 7 and Ward 2, all low-income
neighborhoods. Some low-income housing is provided in other parts of the City.

6

Personal communication with John McMahon, Director of the Lorain Metropolitan Housing Agency, August 19,
2019.
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Figure 13 Location of Housing for Low Income Senior and Disabled Population

Table 14 LIHTC and Section 8 Project-Based Housing in Lorain
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2.

Degree of Segregation

Housing segregation has been defined as “the discriminatory treatment practiced on African
American or other minority groups in U.S. It is the practice of denying equal access to housing
or available units through the process of misinformation, denial of realty and financing services,
and racial steering. Housing segregation thereby does not give the African Americans the right
to have many choices about where they are able to live. “ 7 Housing segregation is the symptom
of systemic policies, both public and private, which have denied people of color the ability to
choose housing in preferred neighborhoods. It can be caused by many different actions:
landlords refusing to rent to certain people; real estate agents refusing to sell, or steering
people to “acceptable” neighborhoods; banks refusing to originate loans; insurance companies
refusing to provide mortgage or home insurance to people of color. These policies, applied to a
community over many years, have led to housing segregation. As we measure housing
segregation, we can measure the effect of discrimination policies over the long term.
Segregation Maps. The Anti-Discrimination Center has an online mapping tool that allows the
viewer to see segregation for different racial and ethnic groups at the block group level. 8
Figures 14, 15 and 16 show the concentration of White, Black, and Hispanic or Latinx population
in Lorain. Overall, the Hispanic population is shown to be the most concentrated, with key
census blocks ranging from 40% to 80% Hispanic or Latinx.
Figure 14 Hispanic or Latinx and Non-Hispanic or Latinx White, Black, and Asian Population

Source: Anti-Discrimination Center (see footnote)

7

Legal.com legal dictionary, Housing Segregation: https://definitions.uslegal.com/h/housing-segregation/
Accessed 7-11-20.
8
Anti-Discrimination Center, Segregation Mapping tool, accessed at : http://www.antibiaslaw.com/map-datatool/segregated-really-segregated-or-ultra-segregated-0
City of Lorain, Ohio
Status of Impediments to Fair Housing 2020/2021-2024/2025
Final Report 7-31-20

26

Figure 15 Black Population

Source: Anti-Discrimination Center (see footnote)

Figure 16 Hispanic or Latinx Population

Source: Anti-Discrimination Center (see footnote)

Historic Impact of Redlining. ESRI has developed a mapping tool which overlays areas of
redlining laid out in the 1920s and 1930s, and continued through the 1950s, in Lorain. As
shown in Figure 17, red areas were “redlined” and identified as areas where federal mortgage
funds and refinancing were not to be expended. Yellow areas were cautionary, and green areas
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were acceptable areas for investment. On the map, the darkness of the blue background
indicates the percent African-American population by block group.
As shown in Figure 17, “red” and “yellow” areas designated as early as 1920 coincided with
areas of high concentration of Black residents today. These include parts of Wards 5, 6 and 1
(red zones), and most of the central city (yellow zones) including parts of Wards 3, 4 and 7.
While redlining is illegal today, the consequences of it remain, with chronically low investment
in predominantly Black neighborhoods preventing residents from obtaining mortgages,
obtaining home insurance, and obtaining refinancing, and therefore building wealth.
In addition to redlining, which limited housing investment, financing and insurance in Black
neighborhoods, public housing supported by HUD was required to align with the racial makeup
of the existing population in a neighborhood. This meant that Black low-income residents were
required to live in Black neighborhoods, and white low-income residents were required to live
in white neighborhoods. 9
These two policies ensured that Black Americans were less upwardly mobile than their white
counterparts, and were greatly limited in their ability to build household and family wealth
through real estate investment, a cornerstone of the American Dream.
Figure 17 Redlining Map

Source: ESRI Segregation Mapping tool (see footnote)
9

ESRI Segregation Mapping tool,
https://www.arcgis.com/apps/Cascade/index.html?appid=5ccb9580d7a9489c918d57ab04af72
96
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3.

Housing value and rent

The cost of housing is a very important factor in considering issues of housing segregation and
housing choice. Figure 18 shows the median gross rent 10 by block group for the City of Lorain.
Areas of lowest gross rent are parts of downtown in Ward 2 along the river, and a part of Ward
3 and Ward 7 adjoining each other. Areas of highest gross rent are mostly block groups outside
the City of Lorain, with one part of Ward 5 included; and smaller parts of Wards 1, 6, 3 and 7.
Figure 18 Median Gross Rent

10

Gross rent includes contract rent plus the cost of utilities, fuel, and other housing costs borne
by the tenant. US Census, American Community Survey 2018 Subject Definitions,
https://www2.census.gov/programssurveys/acs/tech_docs/subject_definitions/2018_ACSSubjectDefinitions.pdf?#
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Figure 19 Median Home Value

Figure 19, median home value, aligns directly with neighborhoods of African American,
Hispanic, and low-income resident concentration. Lowest value neighborhoods include parts of
Ward 2, 5 and 6, while highest value neighborhoods are exclusively in Ward 8.

G.

Mortgage Financing

1.

Home Mortgage Origination

Historically, one of the primary ways that people can experience housing discrimination is
through mortgage origination. Mortgages have been denied to applicants on the basis of race,
ethnicity, sex, familial status, and disability; or based on the property’s location in a majoritylow income or majority-Black or Hispanic neighborhood. In addition, home mortgage insurance
and home insurance has been denied to people of protected classes. One of the ways we can
measure the extent of potential impediments to fair housing today is to review Home Mortgage
Act (HMDA) data which tracks the outcomes of mortgage applications for applicants of different
races, genders, and ethnicities. 11

11

Home Mortgage Disclosure Act, https://www.consumerfinance.gov/data-research/hmda/, accessed 7-12-20.
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Table 15 outlines HMDA data for the City of Lorain from 2012-2016, the most recent dataset
available. As shown, during this period, Black applicants were approved at a rate (48.52%)
lower than White (59.05%) and Asian (57.5%) applicants, and Native American applicants were
approved at the lowest rates (40.54%). Applicant denial follows a similar pattern with
applications closed but not accepted, withdrawn by applicant, or closed for incompleteness
accounted for separately. Black applicants are denied at 34.53%, Asian applicants at 32.5%, and
Native American applicants at 40.54%, while White applicants are denied at a rate of 24.96%.
This pattern reveals systemic bias, in addition to factors such as uninformed buyers and less
reliable incomes, factors of reduced opportunity in neighborhoods of many people of color.
Table 15 Home Mortgage Disclosure Act Data

2.

Foreclosures

Foreclosures occur when a mortgage holder defaults on mortgage payments or property taxes,
or both. Foreclosure results in the homeowner losing the home, and in some cases being
evicted. This represents a loss of equity and wealth on the part of the homeowner. Therefore,
data on foreclosure trends can be a good measure of the comparative ability of homeowners to
afford housing over time, and on their ability to build wealth in a community.
Table 16 shows that foreclosure filings in the City of Lorain occurred at a little less than twice
the level of filings in the remainder of Lorain County over the past five years. This pattern held
for both single-family and multi-family properties. Clearly it is more challenging for lowerincome households in the City to maintain mortgage and tax obligations. Tables 17 and 18
compare foreclosure filings by ward over the same 5-year period. These show a higher rate of
foreclosure in Wards 1, 2, 5 and 6, which is where lower-income homeowners are
concentrated, as well as households of color and/or Hispanic origin. There is an alignment of
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lower-income households, poverty, and foreclosure rates in these neighborhoods with
concentrations of people of color.
Table 16 Foreclosure Filings, City of Lorain and Lorain County Comparison

Table 17 Foreclosure Filings, Single Family Dwellings, by Ward

Table 18 Foreclosure Filings, Multi-Family Dwellings, by Ward
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H.

Housing problems and severe housing problems

Housing problems affect housing units and/or households, and are defined as one or more of
the following conditions: (housing units) lacking complete kitchen facilities; lacking complete
plumbing facilities; (households) more than one person per room (crowding); or housing cost
burdened (housing costs are more than 30% of household income). 12 The incidence of housing
problems is a useful consideration for housing choice, as the goal is to provide decent housing
accommodations for all households regardless of protected class. This information was
reported in the City’s current Consolidated Plan, and is cited here as information about limited
housing choice for protected classes in Lorain.
As shown in Table 19, of the 5700 extremely low-income families in Lorain (household income
0-30% of Area Median Income (AMI)), 74.21% of them have one or more of the four housing
problems, with another 6.4% having no or negative income. White households follow a similar
pattern. For Black households, households with housing problems are somewhat lower at
69.76%, but a higher ratio, 10.24% have no or negative income. Hispanic households follow a
pattern similar to the city as a whole; all 40 Asian households in the lowest income group have
housing problems; and 28.57% of the 14 Native American/Alaska Native households in this
group have housing problems.
Table 19 Housing Problems for Households 0-30% of AMI

12

US Dept of HUD, CHAS background information, web page link, accessed 7-12-20
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Table 20 Housing Problems for Households 30-50% of AMI

Table 21 Housing Problems for Households 50-80% of AMI
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Table 22 Housing Problems for Households 80-100% of AMI

As Tables 20, 21 and 22 show, the rate of housing problems greatly reduces as households fall
into higher income levels. Households which are 30-50% of AMI, 50-80% of AMI, and 80-100%
of AMI have an overall housing problem rate of 18%, 30% and 10% respectively. While Black
households at the 50-80% and 80-100% AMI income levels roughly parallel the overall city
levels, Black households in the 30-50% group have higher than Citywide levels of 30%.
Hispanice households at the 30-50% AMI income level have a lower rate of housing problems at
16%, but higher in the 50-80% and 80-100% AMI levels, at 37.82% and 24% respectively.
H.

Covid-19 effects

As of the date of this analysis, the Novel Coronavirus pandemic and its related disease, Covid19, is still raging across the US, with growing evidence of disparate effects on people and
households of color. While specific data on the impact in Lorain is not yet available, the
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following trends are seen and are likely to affect housing choice disparately in Lorain’s
households: 131415
Inadequate data in low-income communities. Research is showing that lower rates of data
collection, testing and followup in low-income communities contributes to health impact
disparities.
Overcrowding and substandard housing conditions. Populations of color are more likely to live
in overcrowded and/or substandard housing conditions, leading to higher health impacts.
Service-oriented employment. People of color are more likely to be employed in serviceoriented and manufacturing occupations which require them to work in person, with tasks that
cannot be performed remotely, increasing their health risk, or forcing them to stop working if
they become ill or are at high risk. Furthermore, many service-oriented and manufacturing jobs
have been severely affected by covid-19 restrictions, such as the restaurant/hospitality
industry, and manufacturing plants which cannot operate with social distancing in place,
contributing to massive unemployment for households with little reserves.
Difficulty paying for housing. Due to loss of employment, many households are faced with
defaulting on rent and mortgages, which will likely lead to higher incidences of eviction and
foreclosure.
Forced to use public transit. A higher rate of lack of access to a car in households of color
forces them to use crowded public transit for transportation, increasing their risk of exposure
to the virus, and exposing others.
Suggested policy interventions to address the long term effects of Covid-19 on housing choice
include:
• Financial support for tenants, landlords, banks and mortgage holders to prevent
eviction, foreclosure and bankruptcy
• Improved data collection, analysis and reporting on health outcomes and housing
information in communities of color

13

For research on disparate health impacts of Covid-19, many of which are caused by overcrowding and housing
conditions, see https://www.cccnewyork.org/wp-content/uploads/2020/04/CCC-Testimony-COVID19-Impact-onCommunities-of-Color-4.30.20.pdf
14

For Federal response to disparate health impacts of Covid-19, see https://www.hhs.gov/sites/default/files/hhsfact-sheet-addressing-disparities-in-covid-19-impact-on-minorities.pdf
15

For a summary of disparate economic and housing impacts of Covid-19, see https://www.urban.org/urbanwire/new-data-suggest-covid-19-widening-housing-disparities-race-and-income
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•

III.

Improved education, housing counseling, and tenant-landlord and bank-mortgage
holder mediation

REVIEW OF 2015-2019 ANALYSIS OF IMPEDIMENTS TO FAIR HOUSING

The City of Lorain’s last Analysis of Impediments to Fair Housing was completed in August of
2017, covering the 2015-2019 time frame. This section summarizes the conclusions of that
report, recommended actions, and followup actions taken.
A.
Impediments Identified
The 2015-2019 Analysis of Impediments to Fair Housing report identified the following
impediments:

1. Limited transportation among protected classes, limiting their choice of housing in relation to
quality jobs
2. Language discrimination among those with limited English proficiency, leading to lack of
knowledge about fair housing laws and their rights
3.
Zoning discrimination in Lorain’s zoning code as follows:
a. Limited places for accessible homes and group homes for the disabled
b. Outdated familial status definitions which effectively restrict housing choice based on
familial status
c. Effective limits on available affordable housing and/or Section 8 vouchers for housing choice
in quality neighborhoods: limited multi-family options are provided that would be suitable
for renters; large lots and lower densities are required, forcing higher home values and lack
of suitability for renters and lower income households; extensive subdivision regulations
such as excessive sewer or infrastructure requirements, wetland restrictions which
effectively force higher housing sale values
3. Lack of fair housing data.
4. Lack of fair housing awareness across the City.

B.

Recommended Actions

The following actions were recommended in the 2015-2019 AI report in response to the
identified impediments:
1. Improve transportation opportunities in type, frequency and reliability; explore new
options to increase access to food, employment, etc.
2. Implement a language access plan, with special attention to Spanish speakers
3. Implement a complete review and updates to planning and zoning codes, with attention
to: accessible homes; group homes; familial status definition; limits due to low
density/large lots; additional non-essential requirements limiting cost and home size
4. Implement a testers program to assess Fair Housing status and establish better data
5. Continue to spread awareness of federal, state and local fair housing laws
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C.

Actions taken

The following actions have been taken in the City of Lorain in response to the recommended
actions:
2015
•
•

•

•
•
•

2016
•
•
•

A form and procedure for fair housing complaints was established, including a Spanish bilingual
form
A complaint received in 2015 was resolved: The City of Lorain received a Fair Housing Complaint
during 2015. This was the first internally processed complaint since the enactment of the Fair
Housing Ordinance in 1977. The basis of the complaint was alleged familial status and sex
(gender) discrimination. Upon conciliation all issues were resolved favorably, and the file was
closed.
A Fair Housing Conference was held in April of 2015. This Conference was done in collaboration
with the City of Elyria Fair Housing Board, Lorain County Fair Housing Board, and the City of
Oberlin. The conference was held at the Amy Levin Conference Center in Lorain, and it was free
to the public. The themes that were discussed included: Understanding the Fair Housing Act,
Protections as a Tenant or Landlord, The importance of Credit Scores, and information on how
to file a Discrimination Complaint or Charge.
The Fair Housing Coordinator and the City Department of Building/Housing/Planning
collaborated with Mission Cristiana El Faro Disciples of Christ in a Christmas event
The Home Accessibility Program was initiated. This is a grant program for homeowners up to
$1500 to improve accessibility to the home for mobility and other disabilities. Note that this
program was discontinued due to lack of HOME funding.
The following webinars and trainings were attended by the Fair Housing Coordinator:
o "Expanding Opportunity: HUD's Affirmative Further Fair Housing Regulation" - Webinar,
August 18, 2015 by HUD and the National Fair Housing Alliance.
o "Steering, Schools and Segregation: Real Estate Sales Discrimination in the U.S." Webinar, September 15, 2015 by the National Fair Housing Alliance.
o "The Administration's New Fair Housing rule & Healthy Housing: Connections &
Opportunities" - Webinar, September 2015 by the National Fair Housing Alliance.
o "HUD at 50: History in the Making" - Webcast, September 17, 2015 by HUD.
o "Fair Lending and Affirmatively . Furthering Fair Housing: Ensuring Access to Credit in
the Fair Housing Planning Process" -Webinar, September 21, 2015 by the National Fair
Housing Alliance.
The City repealed a nuisance ordinance which penalized renters for being victims of domestic
violence.
The City worked with the Lorain Metropolitan Housing Agency (LMHA) to amend LMHA's Annual
Plan to ensure that definition of familial status aligned with Federal Fair Housing Act and City of
Lorain statutes.
A Fair Housing Poster Contest was held, and Fair Housing Billboards were posted utilizing the
winning poster. The Fair Housing Poster Contest gave the opportunity to students to develop
their own work of art using the theme "Fair Housing Choice for Everyone." The Mayor and
members of Council recognized the winner during the first City Council Meeting in April.
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•
2017
•
•

2018
•

Additionally, the winner's poster was displayed as part of a Fair Housing Billboard in various
locations throughout the City. This Contest was done in collaboration with the Lorain City
School. For that reason, all Lorain City School students 4th to 8th grade received a copy of the
Content's flyer to take home. This helped with not only obtaining maximum participation but it
also was a good tool in order to spread Fair Housing awareness to parents and family members.
Due to these Billboards the number of calls regarding housing questions and concerns in general
increased. The use of Fair Housing Billboards through the City, using the artwork from the Fair
Housing Poster Winner, overall increased awareness of local Fair Housing resources available
within the City of Lorain.
A Fair Housing Testers program was designed, to be implemented in the upcoming 2020-2024
period.
The Analysis of Impediments to Fair Housing was completed and certified.
A training was attended by the Fair Housing Coordinator:
o "Fair Housing Accessibility Design and Construction Training" - Training at Ohio State
University, July 11, 2017.
The City completed its Comprehensive Plan with attention to fair housing issues identified in the
2015-2019 Analysis report including transportation, and neighborhood revitalization.

2019
The City initiated review and update of its zoning ordinance with attention to fair housing issues
identified in the 2015-2019 Analysis report.
Ongoing (last 5 year period)
• Information/referral services: Numerous calls are received on a weekly basis from residents who
are seeking answers and solutions to their landlord/tenant concerns, fair housing issues, and
general housing issues. Landlord/tenant issue calls are usually referred to entities that deal with
those issues, such as Legal Aid among others. As needed, guidance and moderate mediation has
been offered regarding these issues. If the call is in reference to a fair housing issue, further
investigation is immediately initiated.
• The City performed advertising screening of local papers and internet ads, with regard to fair
housing requirements and prohibitions against housing discrimination and segregation. In the
future this will be a task of the Fair Housing Board.
• The City distributed flyers with fair housing information to key locations throughout the City
including City offices, LMHA locations, social service agencies, and County offices
• The City referred inquiries to the Cleveland Legal Aid Society for assistance including fair housing
assistance
• A lead program was initiated. This includes administration of a lead abatement grant in
partnership with the Erie County Health Department. The City is also testing and fixing lead
service lines throughout the city of Lorain as part of their waterline replacement program.
Finally, a City staff person was trained in January 2020 to become a certified lead inspector.
• As part of the City's commitment to help with homeless issues, the Fair Housing Administrator
attends the monthly meetings of the Lorain County Task Force for the Homeless as part of the
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•

IV.

general membership. Through this participation, fair housing and information in general is
shared with other participating agencies. Additionally, the City's Fair Housing Administrator
participated in the Lorain County Homeless Stand Down for 2016 and 2017, as organized by the
Homeless Task Force.
The Fair Housing Board met regularly on a quarterly basis. Current areas of focus, when there
are no complaints to be considered, are community outreach and education, collaboration with
the Lorain Metropolitan Housing Agency and other community partners, and working with staff
to implement action steps recommended in the Analysis of Impediments to Fair Housing.

IMPEDIMENTS TO FAIR HOUSING 2020

This section presents the current status of fair housing complaints, the consolidated plan and
citizen participation conducted for this analysis, and the City’s current and recent work on its
new Comprehensive Plan and Zoning Update. It then presents identified impediments to fair
housing in the City of Lorain, in light of the data analysis and community input, and review of
the past plan and actions taken.
A.

Fair Housing Complaints

Table 23 lists the Fair Housing Complaints submitted to HUD within the City of Lorain durint the
period January 2010-July 2019. These were obtained through HUD via a Freedom of
Information Act request (FOIA). 16
A total of 32 complaints have been filed, 13 of them from 2015-2019. 15 of all complaints
(47%) were found to have no cause. Of the remaining 17, 3 were withdrawn after resolution, 4
were charged or FHAP caused 17, and 6 were resolved through conciliation and/or settlement.
(13, or 40%). Two complaints, which occurred during 2019, were not yet listed as resolved as of
August 2019. From 2015-2019, 2 were withdrawn after resolution, and one was resolved
through conciliation and/or settlement.

16

The FOIA web portal is available at: https://hudpal.efoia-host.com/
For more information on FOIA requests, see: https://www.hud.gov/program_offices/administration/foia/requests
For more information on Fair Housing Complaints, see:
https://www.hud.gov/program_offices/fair_housing_equal_opp/complaint-process
17
A Fair Housing Assistance Partner (FHAP) is an agency certified to respond to Fair Housing complaints under its
own laws which are certified as Substantially Equivalent to the Fair Housing Act. Currently, the City of Lorain is not
certified as a FHAP. For more information on FHAP, see
https://www.hud.gov/program_offices/fair_housing_equal_opp/partners/FHAP
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Of the 13 which were listed as FHAP caused, withdrawn after resolution, or resolved through
conciliation/settlement (i.e. were not found to be no cause or dismissed), seven were
submitted on a basis of familial status, two on the basis of race, six on the basis of disability,
and two on the basis of sex. (These add up to more than twelve because of multiple bases for
some complaints). The Issues reported in this group included discriminatory advertisement for
rentals; discriminatory refusal to rent; discriminatory terms, conditions, privileges or services
related to rental; failure to make reasonable accommodations for disabilities; discrimination in
the making of loans; and steering. The two unresolved cases from 2019 involved failure to
make reasonable accommodations, discriminatory advertising, and discriminatory acts under
Section 818 (coercion, etc).
An average of 3+ complaints have occurred per year through the ten years of this summary. It
is evident that fair housing complaints are ongoing to the present in Lorain, and that the
complaint process results in resolution and conciliation where appropriate. Ongoing education
and information dissemination will continue to encourage Lorain residents to be aware of fair
housing discrimination and to file complaints when warranted.
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Table 23 Fair Housing Complaints in the City of Lorain, 2010-July 2019
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B.

Citizen Participation

Citizen participation with regard to Fair Housing was implemented as part of the 2020-2024
Consolidated Plan process. Questions and discussion regarding housing and Fair Housing were
included in the community survey. In addition, issues were raised in the three public hearing
on the Consolidated Plan, held in March, April and May of 2020, which have bearing on Fair
Housing. 18
A community survey was available via online platform and hard copy from October 14, 2019
through December 18, 2019. A total of 84 respondents, 71% of whom were residents,
participated in the survey.
Questions (and responses) related to Fair Housing included:
• Please rate the need for the following social/service activities from low to high priority
(Fair Housing) – 39 respondents, or 48%, ranked Fair Housing as high priority
• Before taking this survey, were you aware of Fair Housing Laws? (12/14.5% not aware;
48/58% somewhat aware; 21/25% very aware.)
• Have you ever experienced discrimination in housing? 6% yes (7), 72% no, 8% not sure,
6% know someone who has
• If you answered “yes, I have”, please explain (mostly related to race and familial status).
• If you answered “yes”, when did this occur? (2 in the last 5 years, 5 more than 5 years
ago).
• If you answered “yes” on question 12, on what protected group basis do you believe this
discrimination occurred? (could check more than one)(5/55% race; 1/11% color; 1/11%
source of income; 2/22% not applicable)
• If you answered “yes”, which of the following activities were involved? (1/housing
provider refuses to rent or deal with a person; 1/housing provider falsely denies that
housing was available; 1/ real estate agent encouraged buyer to work with unethical
mortgage company; 1/property owners told buyer not to look in a certain
neighborhood; 1/real estate agent accepted second offer rather than buyer’s; 2/not
applicable).
• If you answered “yes”, what did you do about the incident? (1/did not report – did not
know it was illegal; 3/did not report – too much trouble; 1/did not report – did not
believe it would make a difference; 1/ it was a nationwide problem; 4/not applicable
Important information to be noted are that 72.5% of respondents were unaware of Fair
Housing or only somewhat aware; 12% either have experienced discrimination in housing or
know someone who has; and that most people who did experience fair housing discrimination
did not report it, either because they didn’t know it was illegal, or because they did not feel it
would be effective or would make a difference. Fair Housing violations do continue, especially
among rental properties, realtors and advertisers. Information and education is needed about
18

For detailed information, see the City of Lorain Consolidated Plan, 2020/2021-2024/2025, June 2020.
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fair housing laws regarding all of the protected classes. In addition, attention to discrimination
on the basis of source of income and source of payments (i.e. Section 8 vouchers) would be
helpful.
C.

Fair Housing and the Comprehensive Plan

In 2017, the City of Lorain completed its new comprehensive plan. The plan incorporates
recommendations of the previous Analysis of Impediments to Fair Housing, and identifies
priorities that have bearing on Fair Housing in the City.
The Comprehensive Plan identified stabilizing neighborhoods as a priority for the City. Specific
strategies included dilapidated housing demolition, improvement of roads and sidewalks, and
strengthening neighborhood businesses. Residents wanted to see their own neighborhoods
improved, with rehabilitation of vacant properties, construction of new infill housing, and
improved code enforcement.
In addition, public transit and park improvements were prioritized in order to increase the
quality of life in Lorain’s neighborhoods. Public transit is especially important as it was
identified as an impediment to Fair Housing in the previous Analysis of Impediments to Fair
Housing.
All of these recommendations will help to improve housing choice for all residents of the City,
including protected classes, especially in predominantly Black and Hispanic neighborhoods.
D.

Fair Housing and Zoning

As noted above, the previous Analysis of Impediments to Fair Housing identified specific
recommended improvements to the City’s Zoning Code. These included providing more
opportunities for accessible homes, and group homes for the disabled; updating the familial
status definition to allow more opportunity for housing based on familial status; providing more
opportunities for affordable housing; and providing more opportunities for neighborhoods with
smaller lots and smaller homes which could therefore be lower cost. The AI also cites
“excessive subdivision regulation and infrastructure requirements”; however many of these
requirements are driven by federal law (such as stormwater regulations and wetlands
regulations) and are not opportunities for change.
A review of the existing zoning code shows that group homes for 8 or fewer residents have
been available in all single family districts since 1993 without restriction, and group homes for
9-16 residents have been available in multi-family districts with some site plan review. The
zoning map does appear to have limited multi-family areas.
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Over the past year, the City has proceeded on a comprehensive zoning and planning code
update. (The City’s Fair Housing ordinance is within the Administrative Code and has not been
changed). Key elements of the zoning update with implications for Fair Housing include Much
greater flexibility for uses common to today’s lifestyles, such as accessory dwelling units, home
based businesses, home based childcare, child and adult daycare, dwelling units above a
business. These newly allowed uses, even if conditional, will provide greater flexibility and
choice for residents in finding housing that suits their family needs, and allowing them to work
and live in the same location.
A review of the proposed draft zoning map shows a larger percentage of areas designated for
higher density and mixed-use development. This should make more walkable housing available
in a variety of neighborhoods over time.

E.

Fair Housing and Source of Income Discrimination

An area of discrimination which is not specifically identified in HUD’s fair housing criteria, but
which directly affects fair housing choice, is discrimination by landlords in rejecting housing
applicants who will use Housing Choice Vouchers (HCV, formerly known as Section 8) to help
pay their rent. This is sometimes known as “source of income” discrimination. While they are
not specifically a protected class as defined by HUD, rejection of HCV voucher holders by
landlords effectively limits the housing choice of low income voucher holders. In recent years,
some communities have chosen to adopt fair housing regulations which specifically prohibit
discrimination in advertising and tenant selection based on source of income. 19
Tables 24 and 25 summarize single family homes and apartments that were advertised for rent
in the City of Lorain on various web sites during March, 2020 20. As shown, only 53% of single
family homes, and 42% of apartments, were advertised as accepting Housing Choice Vouchers.
While advertisements for the others did not specifically state that HCV were not accepted, it is
likely that this issue is active in the City. The status of this concern could be determined via Fair
Housing testing.

19

One such community is South Euclid, Ohio. For more information see South Euclid Fact Sheet for Landlords,
https://www.cityofsoutheuclid.com/wp-content/uploads/2019/11/FINAL-SOI-Landlord-Fact-Sheet.pdf. Additional
Ohio communities include Wickliffe, University Heights, and Warrensville Heights. See also Bell, Alison et al,
Prohibiting Discrimination Against Renters Using Housing Vouchers Improves Results, Center on Budget and Policy
Priorities, December 20, 2018; accessible at: https://www.cbpp.org/research/housing/prohibiting-discriminationagainst-renters-using-housing-vouchers-improves-results#_ftn4
20
Rental web sites checked included: Zillow.com, apartments.com, rents.com,
affordablehousingonline.com,publichousing.com, lowincomehousing.us, housingapartments.org,
seniorhousingnet.com, affordablesearch.com.
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Table 24 Single Family Homes Advertised for Rent, City of Lorain, March 2020
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Table 25 Apartments Advertised for Rent, City of Lorain, March 2020
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F.

Fair Housing and the Lorain Consolidated Plan

The City of Lorain’s Consolidated Plan of 2020-2024, prepared in May of 2020, addressed
housing concerns among other community development topics.
Fair Housing education was identified in the strategic plan section of the Consolidated Plan as a
high priority community wide. In addition, ongoing needs were identified that have an impact
on housing choice for all residents of the City because the needs are concentrated in
neighborhoods that are predominantly Black or Hispanic. These recommendations include road
improvements, elimination of slum and blight, continuation of housing rehabilitation programs,
and provision of new housing. The lower quality of housing in low-income Black and Hispanicpredominant neighborhoods calls for ongoing work on housing rehabilitation, and construction
of new housing that is affordable, in order to provide a decent home for all residents of the
City.
G.

Fair Housing and the Lorain Metropolitan Housing Agency (LMHA) Planning

The LMHA completed an updated annual plan in July of 2019. A draft for 2020/2021 year is in
progress. 21 There are three areas of LMHA planning that intersect with Fair Housing: 1) policies
related to Fair Housing specifically; 2) determination of eligibility of persons for LMHA
programs including public housing, Housing Choice Vouchers, and others; and 3) decisions on
locations of new LMHA housing.
Policy related to the first two are located in LMHA’s Admissions and Continued Occupation
Policy for Public Housing (ACOP), last updated in July of 2019 22. The third relates to long term
capital decisions made by LMHA regarding new housing and where it is located.
Policies relating to Fair Housing specifically are located in the eligibility policies for LMHA’s
housing programs. They address LMHA’s fair housing obligations for non-discrimination under
federal regulations; providing reasonable accommodations to persons with disabilities; and
meeting the public housing needs of eligible persons who have limited English proficiency.

21

For the current plan, See Lorain Metropolitan Housing Authority, Annual Plan, January 2020, accessed here:
http://www.lmha.org/_CE/pagecontent/Documents/Annual%20Plan%20Lorain%20MHA%207.1.2019.pdf

22

See the Lorain Metropolitan Housing Authority Policy Page, accessed here: http://www.lmha.org/aboutlmha/lmha-policies/ For the Public Housing Admissions and Continued Occupation Policy (ACOP), updated July
2019, access here:
http://www.lmha.org/_CE/pagecontent/Documents/Public%20Housing%20ACOP%20Lorain%20MHA%207.1.2019.
pdf
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Policies related to eligibility are also located in the eligibility policies. They particularly pertain
to the definition of family. LMHA has updated their familial status definition to be very broad,
essentially defining a family to be any group of persons who effectively operate as a household.
See the ACOP Chapter 3 for an example.
Long-term capital decisions affect the location of public housing and Section 8 project-based
housing, and rehabilitation of existing housing. As noted in Figure 13 and Table 15 above, LMHA
housing is generally located throughout the City, with the exception of Wards 8 and 4, which
lack public housing. LMHA pursues an aggressive program of maintaining their housing units,
and according to the Annual Plan, none of LMHA’s housing is rated as substandard. 23
H.

Identified Impediments to Fair Housing, and Recommended Action Steps

Public Transportation. As noted in Figure 12 above, access to public transportation is severely
limited in Lorain’s neighborhoods. In low-income neighborhoods where many residents do not
have access to a car, this can effectively limit their access to jobs, school, and community
amenities, and force long travel times. The situation is made even more difficult for seniors and
persons with disabilities who may not drive a car. It is recommended that the City continue to
work with Lorain County Public Transit, and major employers, to identify ways that transit can
be provided, and key jobs-housing connections can be made.
Source of Income Discrimination Policy. Even when decent, affordable housing is available,
source of income discrimination limits housing choice for Housing Choice Voucher holders,
preventing them from living in choice neighborhoods. It is recommended that the City consider
adopting an amendment to the Fair Housing ordinance prohibiting Source of Income
discrimination.
Availability of Affordable Housing. The availability of affordable housing was identified in the
past Analysis of Impediments to Fair Housing as an impediment limiting housing choice in the
City. The City has made great strides in prioritizing neighborhood stabilization, and improving
flexibility for housing choice and affordable and accessible housing location through its
Comprehensive Plan and Zoning Code update. Current new housing projects in the pipeline will
continue this trend by providing additional affordable housing in locations throughout the City.
The City should continue to work with local LIHTC developers to encourage a wide range of
decent, affordable housing is available throughout the City.
Housing Rehabilitation and Blight Removal. Demolition of blighted and abandoned housing,
and rehabilitation of existing housing in poor condition, has been identified by the community
as a priority to improve the quality of housing and neighborhoods in the City. This is especially

23

See LMHA Annual Plan, January 2020, link above.
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important in lower-income neighborhoods which have been hardest hit by decades-old trends
of housing abandonment, deferred maintenance, absentee landlords, and property disrepair.
Availability of Fair Housing Data. As noted in the previous Analysis of Impediments to Fair
Housing, improved fair housing data will help the City to assess the nature of fair housing
impediements and design appropriate action steps to address them. Key to collection of data is
implementing a program of Fair Housing testing. Additional key data sources include regular
scans of advertisements, and regular review of benchmark data sources such as the Housing
Mortgage Act data source.
Information, Education and Outreach. Fair Housing Education and outreach makes a
difference in enabling residents to take action when they experience discrimination. The
community survey indicated that the majority of respondents are unfamiliar with Fair Housing
Laws; and that even when they do experience discrimination, they are not confident that
reporting it will be convenient and will have any effect. With a large population of Spanish
speakers, ensuring good communication is an important issue for the City.
The City should continue to provide Fair Housing Education through multiple channels including
flyers, workshops and training, and outreach to families through schools and faith groups,
outreach to special populations through social service agencies, and public advertising such as
billboards and public service announcements. Special attention should be paid to providing
Spanish language information and outreach to limited English speakers whose primary language
is Spanish. Additional language assistance may be needed in other languages as appropriate.
Furthermore, the convenience of the process for reporting, and the positive results that come
from reporting, should be included in information and education. Person-to-person outreach
may be accomplished by providing training to providers of social services and faith-based
services.
Informed City staff. Since the last plan, the City has engaged a new Fair Housing Coordinator
and is in the process of advertising and hiring a new director for the Department of Building,
Housing and Planning. It is recommended that these individuals be provided with opportunities
for training, education and networking on Fair Housing Law and best practices on an ongoing
basis.
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VI.

CERTIFICATION

The certifications on the following pages were provided by the City for the Consolidated Plan
dated 2020/2021-2024/2025.
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VII.

APPENDIX

The tables on the following pages supplement the information in the report, as referenced in
the report text.

City of Lorain, Ohio
Status of Impediments to Fair Housing 2020/2021-2024/2025
Final Report 7-31-20

57

APPENDIX A – DETAILED POPULATION CHARACTERISTICS BY BLOCK GROUP
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