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Introduction and summary
“Where different groups of people live and the homes in which they live are not
simply neutral or random demographic phenomena. They profoundly influence
the allocation of rewards in the United States.”
– Gregory Squires, 20071
Last year marked the 50th anniversary of the release of the Kerner Report2 and the passage of the Fair Housing Act. Spurred by race-related unrest that broke out in more than
100 U.S. cities between 1965 and 1968, the Kerner Report denounced the structural barriers to economic equality afflicting black communities in the United States.3 The report
pointed to the role of white racism and the pervasive discrimination against and segregation of African Americans in housing, employment, and education in the creation and
perpetuation of two societies: “one black, one white—separate and unequal.”4 The Fair
Housing Act, which was passed in April 1968 as Title VIII of the Civil Rights Act, was
meant to eliminate overt discrimination and disparities in the housing market and ultimately end residential segregation. Specifically, it prohibited discrimination in the sale or
rental of housing; the financing of housing; and the provision of brokerage services based
on a person’s inclusion in a protected class, including race, color, and national origin.5
Despite the economic and political gains that African Americans have achieved since
the passage of the Civil Rights Act, significant disparities still exist between African
Americans and non-Hispanic whites in terms of access to homeownership, quality
education, and employment, among other assets. These disparities are reflected in
persisting residential segregation and a racially segmented housing market—and they
have significant implications for African Americans’ economic mobility. Segregation,
disparate access to credit and homeownership, and the consistent devaluation of
homes in black neighborhoods6 combine to constrict the ability of African Americans
to build equity and accumulate wealth through homeownership.
This report focuses on the residential patterns of black and non-Hispanic white home
mortgage borrowers and the racial disparities in home appreciation in neighborhoods
where these borrowers purchase their homes. Throughout the report, the author
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uses the terms “African American” and “black” as well as “non-Hispanic white” and
“white” interchangeably. The neighborhoods where homebuyers purchase their homes
contribute to their home’s worth and its chance of appreciating over time, which has
important implications for the long-term financial returns associated with homeownership. Before presenting original analysis of home mortgage lending to black and
white homebuyers prior to and after the 2008 financial crisis, this report discusses
the government policies and other factors that have led to and continue to contribute
to persisting African American segregation. The report also provides an overview of
the Fair Housing Act in addressing housing discrimination and segregation. Despite
some progress in achieving integration, weaknesses in fair housing enforcement have
undermined the ability of the Fair Housing Act to dismantle segregation and combat
discrimination. The forms of discrimination that were common in the past have been
shifting over time, and housing discrimination—along with persisting residential segregation—continue to hamper African American homebuyers’ ability to build equity.
African American home mortgage borrowers remain concentrated in residentially
segregated areas where homes have failed to appreciate at the same pace as those in
neighborhoods where white borrowers more predominantly buy their homes.
The report concludes with recommendations on how to strengthen fair housing
enforcement, even as the Trump administration is rolling back fair housing policies
and integration remedies. The recommendations include:
• Make local jurisdictions once again responsible for planning to achieve fair housing.
In particular, the Affirmatively Furthering Fair Housing (AFFH) rule should be
fully reinstated.
• Empower federal, state, and local governments and nonprofits to fully enforce the
Fair Housing Act. More funding should be appropriated for the Fair Housing Initiatives
Program (FHIP) and for staffing in the U.S. Department of Housing and Urban
Development’s (HUD) Office of Fair Housing and Equal Opportunity (FHEO).
• Catch and stop systematic discrimination, rather than perpetuating it. Specifically,
it is essential that HUD firmly enforce—rather than reconsider and dilute—the
Fair Housing Act’s disparate impact rule.
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Residential segregation
is not a coincidence
Despite a steady decline since the peak levels of the 1960s and 1970s, residential
segregation still persists in U.S. metropolitan areas, and African Americans continue to
experience the highest segregation levels among all racial and ethnic groups.7 Empirical
studies show that today, the typical African American resides in a neighborhood that
is only 35 percent white. That is not any better than what was common in 1940, when
the average black resident lived in a census tract where non-Hispanic white residents
represented 40 percent of the total population.8
The patterns of residential segregation observed today have not emerged by chance. As
Richard Rothstein wrote in his book, The Color of Law: A Forgotten History of How Our
Government Segregated America, “the public policies of yesterday still shape the racial
landscape of today.”9 This is particularly true in the housing realm, as legal forms of discrimination and racially biased federal government policies have played a critical role
in the creation and endurance of segregated African American neighborhoods during
a significant portion of the 20th century.10 In particular, a two-tier approach to housing policies that emerged as a response to the Great Depression functioned largely
in favor of white middle-class families, while intentionally harming people of color.11
On the one side, the federal government sought to stabilize financial conditions for
homeownership by establishing the Home Owners’ Loan Corporation (HOLC), the
Federal Housing Administration (FHA), and the secondary mortgage market. The
introduction of publicly backed, low down payment, fully amortizing, long-term,
fixed-rate home mortgage loans promoted the demand for housing and boosted the
construction and lending industries. On the other side, the establishment of the Public
Works Administration (PWA) Housing Division programs sponsored public housing
construction and slum clearance to improve the housing conditions of low-income
families and boost employment in the building trades.
But this two-tier approach to housing policy promoted residential segregation in
important ways. The federal government’s support for homeownership systematically
targeted white borrowers and excluded African Americans and other people of color.
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The HOLC, in particular, institutionalized redlining as a way to evaluate the quality
of neighborhoods based on their racial and ethnic makeup. Neighborhoods with a
large population of African Americans and other people of color typically received the
lowest ratings and were deemed too risky to secure government-backed mortgages.12
Investment money was consistently deflected away from central cities where people
of color were concentrated.13 At the same time, slum-clearance projects displaced
minority residents and typically forced them to relocate deeper into the slums, because
most government-sponsored housing units were unaffordable for very low-income
families of color, and restrictive covenants prevented them from moving to integrated
neighborhoods.14 In addition, the PWA program established specific rules for housing
unit allocation. In particular, the Neighborhood Composition Rule required housing
projects not to alter the racial character of their surrounding neighborhoods.15
The segregative patterns thus institutionalized were reinforced by the Housing Act
of 1937, which introduced the enactment of the first major public housing program.
Local housing authorities had discretionary control over where they would develop
public housing projects and who those projects would target. This early public
housing effort received intense public opposition, especially from the National
Association of Real Estate Boards.16
As a concession to opponents of public housing, the so-called equivalent elimination
rule contained in the 1937 Housing Act required housing authorities to eliminate a
substandard dwelling unit for each new unit of public housing built. In order to not
interfere with the private housing market, public housing was not to increase the overall supply of housing. As a result, public housing projects were built predominantly
in inner-city locations to replace preexisting slums and thus helped contain African
American and other minority neighborhoods.17
The two-tier approach to housing policy was consolidated in the postwar years, when
the demand for new housing prompted the federal government to buttress existing
programs and design new ones. These programs played a key role in the solidification
of racially segregated neighborhoods.18 The FHA and the Veterans Administration
loan programs adopted the HOLC rating system. These programs denied credit to
inner-city communities of color, served predominantly white buyers, and spurred
white flight and suburbanization.19 The FHA “Underwriting Manual,”20 in particular,
provided specific guidelines for the evaluation of properties and neighborhoods in a
way that would reinforce racial segregation.21 White flight was also supported by massive federal investment in highway construction, which was often deliberately planned
to create racial barriers between white neighborhoods and areas featuring a large
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presence of African Americans and other racial and ethnic minorities.22 At the same
time, the 1949 Housing Act limited public housing to the very low income, and public
housing projects became a permanent housing solution for very low-income people of
color, who were increasingly separated from mainstream society.23 The urban renewal
program, introduced in 1954 as an amendment to the 1949 Housing Act, was intended
to attack blight, stimulate downtown investment, and promote highway construction.
As a result of the program, however, entire black neighborhoods in close proximity to
key white neighborhoods and institutions—such as newly planned universities and
hospital complexes—were bulldozed, and massive public housing projects were built
in order to contain displaced black residents.24
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The Fair Housing Act at 50
The Fair Housing Act of 1968 was the first open-house legislation designed to right
the wrongs of the racially biased laws and policies that had purposefully created
segregated communities across the United States. Specifically, the law prohibited
housing discrimination in public and private housing transactions. The law also
required the federal government to administer all federal housing and community
development programs in a manner that would affirmatively further the fair housing purposes of the act.25 As a condition of receiving HUD-administered funds,
program participants were required to take active steps to undo historic patterns of
segregation.26 Among the discriminatory housing practices that the Fair Housing
Act outlawed were refusing outright to rent or sell; refusing to negotiate; deceptively
denying the availability of housing; refusing to make home mortgage loans; providing limited advertisements; and coercing, intimidating, and threatening based on
membership in a protected class.27 The law gave the secretary of HUD the statutory
authority to enforce the nondiscrimination provisions of the act and required the
secretary to ensure compliance with the Fair Housing Act’s AFFH mandate. In addition, the law provided for enforcement actions brought by the U.S. Department of
Justice (DOJ) and for private causes of actions in federal court to individual victims
of housing discrimination.28
The law was passed at a time of significant turmoil, as cities around the nation were
experiencing a wave of race-related unrest due to longstanding discrimination against
African Americans. President Lyndon Johnson had already attempted to introduce fair
housing legislation in 1966. President Johnson’s early proposal for the universal ban
of discrimination in the sale and rental of housing, however, was met with significant
opposition by the National Association of Real Estate Brokers and was prevented by a
Senate filibuster.29 It was not until the release of the Kerner Report and the assassination of Dr. Martin Luther King Jr. that the first fair housing legislation was enacted. The
Fair Housing Act was quickly pulled together behind closed doors following King’s
assassination, without any Senate hearings, markups, scrupulous debate, or the documentation of congressional intent necessary to guide future courts and litigants.
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Rushed negotiations and significant compromise largely shaped the final statute. The
Fair Housing Act’s coverage was originally limited to race, color, religion, and national
origin. It also included an exemption according to which a dwelling was not covered by
the statute if it had fewer than five rental units and its owner lived in one of them. Most
importantly, the legislation lacked critical enforcement provisions. Civil penalties
were missing, and HUD did not have any cease and desist powers to temporarily hold
a housing unit off the market during a conciliation process.30 During the first 20 years
after the passage of the act, HUD and the DOJ did not have the ability to forcibly seek
relief for individual victims of housing discrimination,31 in part because they lacked
political support, staff, and resources.
To address the inadequacy of the statute’s enforcement provision, Congress amended
the Fair Housing Act in 1988. The amendments added two new protected classes—
disability and familial status—created a new administrative complaint process, and
enhanced the penalties that came with violating the Fair Housing Act. In addition,
HUD authorized state and local human rights commissions with “substantially equivalent” fair housing laws to perform conciliations.32
Two major developments in the Fair Housing Act were introduced during former
President Barack Obama’s tenure. In 2013, HUD published a final rule, entitled
“Implementation of the Fair Housing Act’s Discriminatory Effects Standard,” under
which practices with an unjustified discriminatory effect, including those without a
discriminatory intent, are deemed liable.33 Under the legal doctrine of disparate impact,
actions can be considered discriminatory if they have a disparate effect on protected
classes even if that was not the intent of those actions. In 2015, the U.S. Supreme Court,
in Texas Department of Housing and Community Affairs v. Inclusive Communities Project
Inc., ruled that claims of disparate impact are cognizable under the Fair Housing Act.34
Furthermore, in 2015 the Obama administration introduced a AFFH rule that strengthened the AFFH mandate of the Fair Housing Act and made it enforceable.35 Over the
years, due to the lack of clear implementation and enforcement guidance, many recipients of HUD funds failed to meet the existing AFFH obligation. The 2015 AFFH rule
provided HUD program participants with a tool for analyzing local and regional fair
housing issues and identifying patterns of segregation and access to opportunity.
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Despite some progress,
residential segregation and
housing discrimination persist
Some progress in achieving integration and combating discrimination has been made
since the passage of the Federal Housing Act. For example, there is greater black-white
integration today compared with in 1968.36 Up until the late 1960s, high levels of residential segregation were widespread across U.S. metropolitan areas. Douglas S. Massey
and Jonathan Tannen indicate that in 1970, immediately following the passage of the
Fair Housing Act, nearly half of the black population in the United States resided in 1
of 40 hypersegregated metropolitan areas.37 Hypersegregation—a notion developed
in 1989 by Massey and Nancy A. Denton38—occurs when a racial or ethnic group is
highly segregated on at least 4 of 5 dimensions of segregation, including unevenness,
isolation, clustering, concentration, and centralization.39 The number of hypersegregated areas dropped to 21 by 2010. Average segregation in these areas, however, had
fallen only modestly, and hypersegregation is still common in metropolitan areas
that feature some of the United States’ largest African American communities. These
include Baltimore and Chicago, among other cities.40
The root causes of residential segregation have been and continue to be widely
explored and debated in scholarly studies. Some argue that residential segregation is
the result of nonracial demographic and socioeconomic circumstances, whereas others
attribute the separation of racial groups in the residential landscape to racist attitudes
and practices such as prejudice and discrimination in the housing market. A comprehensive summary and critique of recent evidence on the causes of black-white residential segregation concludes that although racial prejudice and racial differences in
homebuyers’ income, taste, and housing information play a role in the perpetuation of
residential segregation, these factors contribute to just a small portion of the observed
segregative residential patterns that are still visible across the United States.41 Recent
evidence provides more convincing support for a fifth hypothesis, according to which
discrimination in the housing market continues to drive black-white segregation and
reinforces a vicious structural cycle that puts black homebuyers at a clear disadvantage
compared with similarly situated white homebuyers.42
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There is little doubt that the legal challenges brought to discriminatory housing practices have resulted in greater compliance with the law, especially since the Fair Housing
Act’s amendments of the late 1980s.43 Prior to the Federal Housing Act of 1968, it was
legal for real estate agents to deny African Americans and other people of color access
to rental units and homeownership because of their race. As a series of national housing discrimination studies that the Urban Institute conducted for HUD indicate, the
most overt forms of housing discrimination have declined over the course of the past
few decades.44 However, evidence shows that racial discrimination in the housing market still exists and, as Massey cautions, racial discrimination is a moving target,45 as the
forms of discrimination that were common in the past have been shifting over time.
New forms of racial bias in housing have thus emerged. Racial steering, for instance,
has become more common. Under this practice, real estate agents deliberately steer
African Americans away from desirable neighborhoods and toward areas featuring
larger concentrations of people of color, higher poverty levels, and lower housing quality compared with neighborhoods to where whites relocate.46 The Urban Institute’s
2012 audit study proves that minority homebuyers are consistently offered fewer residential options than white homebuyers. 47 In particular, real estate agents tend to favor
white homebuyers by providing information on and showing more available homes
than in the case of equally qualified black homebuyers. In addition, black homebuyers
are 2.4 percent more likely than equally qualified white homebuyers to be denied an
in-person appointment. Furthermore, the neighborhoods where white homebuyers
are recommended and shown homes tend to be characterized by a larger presence of
white residents than the neighborhoods where black homebuyers are recommended
and shown homes. The 2012 HUD study indicates that “whites hear more positive
comments about white neighborhoods and more negative comments about minority
neighborhoods than do blacks, potentially steering them away from mixed or minority neighborhoods.”48 Recent investigations and litigation cases indicate that housing
industry agents—realtors, landlords, and brokers—who intend to violate fair housing
laws have become more skillful in disguising their discriminatory behavior in order not
to be detected.49 Housing providers often do not advertise available units. In particular,
with the proliferation of social media and online housing advertising, discriminatory
digital marketing has become more common.50 After a 2016 ProPublica investigation51
revealed Facebook’s practice of allowing its advertisers to exclude Facebook users
from seeing housing ads based on their race and ethnicity, the National Fair Housing
Alliance and other civil rights advocates took legal action against the company. As a
result of the litigation, in March 2019, Facebook agreed to stop allowing landlords,
creditors, and employers, among other advertisers, to discriminate against people of
color and other protected classes.52 During the same month, HUD also filed charges
against Facebook for violating fair housing laws.53
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The forms of discrimination against home mortgage applicants that were prevalent
before the Equal Credit Opportunity Act of 1974 and the Community Reinvestment Act
of 1977 have similarly diminished but have not disappeared, shifting from the outright
denial of mortgages to potential borrowers of color to predatory practices, subprime
lending, and unfavorable loan terms.54 Racial discrimination is often present at various
stages of the home sales and mortgage lending processes,55 and home mortgage lending
discrimination often materializes in algorithmic scoring. Recent evidence shows that
financial technology lenders typically charge borrowers of color eight basis points higher
interest rates than they charge white borrowers.56 In addition, in the wake of the financial
crisis, redlining has reemerged as a common—although less overt than in the past—
form of discrimination among lenders that have pulled back from minority neighborhoods by placing branches, brokers, and mortgage services outside these communities.57
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Segregation continues to harm
the ability of African American
homebuyers to build equity
Discrimination in the housing market reinforces the patterns of residential segregation that have been largely shaped by decades of racially biased housing policies.
Most importantly, housing discrimination and residential segregation hamper the
ability of African American homebuyers to build equity. Homes in primarily African
American neighborhoods typically feature more volatile demand and prices than
those in predominantly white areas, where resources such as access to well-paying
jobs and quality schools are concentrated and contribute to higher housing demand
and prices.58 In contrast, past and present racial biases and discriminatory practices in
real estate markets59—such as redlining,60 steering,61 variations in appraisal methods,
and appraisers’ racialized perceptions of neighborhoods,62 among others—contribute to a lower housing demand in African American neighborhoods.63 A low housing
demand in these neighborhoods depresses their home prices. Research shows that,
even after taking housing characteristics into consideration, homes in neighborhoods
where there is a large concentration of African Americans as well as neighborhoods
that are racially transitioning typically are worth less and appreciate at a lower rate
than those in predominantly white neighborhoods.64 A new study by the Brookings
Institution indicates that in neighborhoods where African Americans represent the
majority of the population, homes are valued at about half the price of homes in
neighborhoods where there are no African American residents.65 The devaluation of
African American-owned homes is particularly evident in previously redlined neighborhoods.66 Further, since the peak of the housing boom, neighborhoods with a large
African American population have depreciated more and have been less likely to
recover than predominantly white neighborhoods.67 Between 2003 and 2009—that is,
during the housing boom and the subsequent foreclosure crisis—black homeowners
who remained in their homes accrued less home equity than white homeowners and
were more likely to end the period with negative equity.68
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As homebuyers tend to look for housing options in communities where they anticipate
greater capital gains, discrimination and low housing appreciation disproportionately
harm largely black neighborhoods.69 Meanwhile, due to decades of racially biased policies and practices in U.S. real estate and labor markets and a limited access to credit,
African Americans continue to lag behind white people in the homeownership market.70
Not only are African Americans receiving proportionally fewer home mortgage loans,
obtaining more costly and riskier loans, and less likely to own their homes than white
people,71 but they are also constrained in their residential options and continue buying
in predominantly African American neighborhoods where they have fewer chances than
similarly situated white homebuyers to acquire assets that appreciate quickly.
This vicious cycle puts African Americans at a disadvantage in their ability to build
equity and accumulate wealth.72 For black homeowners, home equity represents
a greater part of their net worth than it does for white homeowners. Center for
American Progress analysis of Federal Reserve data indicates that primary residences
account for 58 percent of African Americans’ net worth, compared with 40 percent of
whites’ wealth portfolio, which is more diversified than that of nonwhite households.73
Yet, in 2016, the mean net housing wealth of white homeowners was $215,800, compared with only $94,400 among black homeowners.74
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African Americans continue
to buy homes in predominantly
nonwhite neighborhoods
Mortgage data show that while lending to African American borrowers has continued to expand after the housing crash of 2007, harmful segregation patterns persist.75
Specifically, in postrecession years, African American and non-Hispanic white home
mortgage borrowers have continued buying properties in separate neighborhoods.
Similar to prerecession years, African American borrowers still predominantly buy
homes in neighborhoods with large populations of people of color. (see Table 1) On
average, 51 percent of the population in the neighborhoods where African Americans
typically buy their homes consists of people of color, compared with only 22 percent of
the population in neighborhoods where white homebuyers predominate. These differences hold even after taking borrowers’ and census tracts’ income levels into consideration.76 Across all borrowers’ income levels, the presence of people of color in the
neighborhoods where African American borrowers are concentrated is much larger
compared with the areas where their white counterparts purchase their homes. Across
the United States, for example, 44 percent of the population in neighborhoods where
high-income black borrowers concentrate consist of people of color, compared with 22
percent of the population in neighborhoods sought by high-income white homebuyers.
Seventy-five percent of black borrowers and 88 percent of white borrowers, respectively, buy their homes in moderate- and high-income neighborhoods. The racial
composition of these neighborhoods, however, differs significantly, even after controlling for borrowers’ income. Forty-one percent of the population in moderate- and
high-income neighborhoods where high-income black homebuyers purchase a home
consists of people of color, compared with just 21 percent in moderate- and highincome neighborhoods where white high-income borrowers reside. Furthermore, 16
percent of the population in high-income census tracts where high-income black borrowers purchase their homes is black, compared with only 5 percent of the population
in high-income census tracts attracting high-income white homebuyers. (see Figure 1)
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TABLE 1

Selected characteristics of loan originations
for black and white home mortgage borrowers
Postrecession, 2013–2017 Pre-recession, 2003–2007
Black
borrowers

White
borrowers

Black
borrowers

White
borrowers

849,986

9,580,441

1,349,001

11,276,764

6%

67%

7%

63%

Low (up to 80 percent of area median income)

25%

12%

30%

11%

Moderate (81 percent to 120 percent
of area median income)

45%

47%

47%

52%

High (more than 120 percent of area
median income)

30%

41%

23%

38%

Average percentage of residents of color
across census tracts where black/white
borrowers purchased homes

51%

22%

49%

18%

Average percentage of black residents across
census tracts where black/white borrowers
purchased homes

32%

7%

34%

6%

Median percentage change in the home
price index

-6%

3%

-7%

2%

Loan characteristics
Number of loan originations
Share of total originations
Percentage of loans by census tract income level

Note: The term “residents of color” includes black, Latino, and Asian and Pacific Islander residents, as well as other minority groups.
Sources: Center for American Progress calculations of data from Federal Financial Institutions Examination Council, “Home Mortgage Disclosure Act,”
available at http://www.ffiec.gov/hmda (last accessed May 2018); U.S. Census Bureau, “American Community Survey: 2012–2016 5-Year Summary
File,” available at https://www.census.gov/programs-surveys/acs/data/summary-file.2016.html (last accessed June 2018); Federal Housing Finance
Agency, “House Price Index Datasets: Annual House Price Indexes,” available at https://www.fhfa.gov/DataTools/Downloads/Pages/House-PriceIndex-Datasets.aspx#qpo (last accessed June 2018).

FIGURE 1

High-income black borrowers concentrate in neighborhoods
with a higher percentage of black residents
Average black population percentage in census tracts where borrowers bought homes,
by census tract income level (2013–2017)
Low (up to 80 percent of area median income)
41%

‹ High-income black borrowers
‹ High-income white borrowers

15%
Moderate (81 percent to 120 percent of area median income)
26%
6%
High (more than 120 percent of area median income)
16%
5%

Source: Center for American Progress calculations of data from Federal Financial Institutions Examination Council,
“Home Mortgage Disclosure Act,” available at http://www.ffiec.gov/hmda (last accessed May 2018).
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Homes in neighborhoods where black homebuyers
are concentrated are worth less
African American home mortgage borrowers continue buying homes in neighborhoods where homes have depreciated or have appreciated at a slower pace compared
with those in neighborhoods where white homebuyers live.
Table 1 shows that, on average, the neighborhoods where African American borrowers bought their homes during the housing boom from 2003 to 2007 feature prices
that are still lower than those before the financial crisis. In 2017, home prices in these
neighborhoods were 7 percent lower than in 2006. In contrast, home prices in neighborhoods where average white homebuyers purchased their homes during the same
period have recovered; they increased by 2 percent between 2006 and 2017.
Most broadly, racial disparities in home appreciation have persisted nationally even in the
aftermath of the Great Recession, despite a general increase in home prices.77 In 2017,
home prices in neighborhoods where black borrowers have concentrated since 2013
were 6 percent lower than in 2006. Home prices in census tracts attracting white homeowners, in contrast, have increased by 3 percent. Figure 2 illustrates that racial disparities
in housing appreciation hold even after controlling for borrowers’ income level.
FIGURE 2

After the housing crisis, racial disparities in housing appreciation
persist across home mortgage borrowers of all income levels
Median percentage change in home price index (HPI) among black and white borrowers,
by borrower income level (2006–2017)
Black
borrowers
6%

White
borrowers
5%

4%
2%

3%
1%

0%
-2%

-2%

-4%
-6%
-8%

-6%
-8%
Low
(up to 80 percent of
area median income)

Moderate
(81 percent to 120 percent
of area median income)

High
(more than 120 percent
of area median income)

Sources: Center for American Progress calculations of data from Federal Financial Institutions Examination Council, “Home Mortgage Disclosure
Act,” available at http://www.ffiec.gov/hmda (last accessed May 2018); U.S. Census Bureau, "American Community Survey: 2012–2016 5-Year
Summary File," available at https://www.census.gov/programs-surveys/acs/data/summary-file.2016.html (last accessed June 2018); Federal
Housing Finance Agency, “House Price Index Datasets: Annual House Price Indexes,” available at https://www.fhfa.gov/DataTools/Downloads/Pages/House-Price-Index-Datasets.aspx#qpo (last accessed June 2018).
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Racial disparities in the
largest markets where black
homebuyers concentrate
This section considers the six metropolitan areas with the largest volume of home
mortgage loans to African American borrowers: Atlanta, Baltimore, Chicago, Dallas,
Houston, and Washington, D.C. These areas feature a larger black population compared with the national average of 13 percent. In Atlanta, Baltimore, and Washington,
D.C., African Americans represent one-third of the metropolitan area population.
Despite the large presence of African Americans and the large volume of loans going
to this group, black home mortgage borrowers are underrepresented in these metropolitan areas and, consistent with national trends, they obtain proportionally fewer
loans than white applicants do, even when borrower’s income is accounted for.78 In
Baltimore, for example, African Americans represent 29 percent of the metropolitan
area population. Only 15 percent of all home mortgage loans, however, have gone to
black borrowers in the years after the Great Recession, in contrast to the 60 percent
of total loans that have gone to white borrowers. (see Table 2)
Despite a decrease in segregation levels during the past three decades,79 African
Americans in these metropolitan areas are still highly segregated from non-Hispanic
whites. Standard measures of residential segregation80 show that well more than half
of the African American population in these metropolitan areas—from 57 percent in
Dallas to 75 percent in Chicago—would have to live in a different neighborhood in
their metropolitan areas in order to achieve a more dispersed geographic distribution
and less separation from white residents. (see dissimilarity indexes in Table 2)
Racially segregative patterns are evident in the homebuying outcomes of African
Americans and white homebuyers across the six metropolitan areas, particularly in
Washington, D.C., Chicago, Atlanta, and Baltimore. Here, African Americans of all
income levels purchase homes in neighborhoods where black residents make up a
very large share of the total population. (see Table 2) In Washington and Chicago, for
instance, African American homebuyers concentrate in neighborhoods where African
American residents represent the majority of the population. In contrast, white borrowers purchase homes in neighborhoods where African Americans represent, on average,
a very small share of the total population; in Chicago, this share is only 6 percent.
16
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TABLE 2

Characteristics of home mortgage loans in selected metropolitan areas, 2013–2017
Metropolitan area and
borrower characteristics

Atlanta

Washington,
D.C.

Houston

Chicago

Dallas

Baltimore

Metropolitan area characteristics
Percentage of black individuals as
a share of the total population in 2017

33%

25%

17%

19%

15%

29%

59

61

60

75

57

64

66,667

44,923

30,942

26,605

22,045

20,749

Origination rate

20%

16%

9%

8%

8%

15%

Average percentage of residents of color
in metropolitan-area census tracts where
borrowers purchased homes

61%

71%

64%

68%

52%

56%

Average percentage of black residents
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Sources: Center for American Progress calculations of data from Federal Financial Institutions Examination Council, “Home Mortgage Disclosure Act,” available at http://www.ffiec.gov/hmda (last
accessed May 2018); U.S. Census Bureau, “American Community Survey: 2012–2016 5-Year Summary File,” available at https://www.census.gov/programs-surveys/acs/data/summary-file.2016.html (last
accessed June 2018); Federal Housing Finance Agency, “House Price Index Datasets: Annual House Price Indexes,” available at https://www.fhfa.gov/DataTools/Downloads/Pages/House-Price-IndexDatasets.aspx#qpo (last accessed June 2018); William H. Frey, “Black-white segregation edges downward since 2000, census shows,” Brookings Institution The Avenue blog, December 17, 2018, available
at https://www.brookings.edu/blog/the-avenue/2018/12/17/black-white-segregation-edges-downward-since-2000-census-shows/.

Figures 3 through 8 illustrate the distribution of black homebuyers in these six metropolitan areas in relation to the geographic distribution of the black population. As
the maps indicate, the density of black homebuyers tends to be higher in census tracts
where the black population is mostly concentrated compared with predominantly
nonblack neighborhoods. This is particularly clear in areas such as Washington, D.C.,
Baltimore, and Chicago, which feature very high levels of segregation. (see Table 2)

17

Center for American Progress | Racial Disparities in Home Appreciation

The geographic distribution of black homebuyers is more dispersed in Dallas.81 The
figures also show that the distribution of high-income black homebuyers generally
mirrors that of all black homebuyers across the selected metropolitan areas.
FIGURE 3

Home mortgage loans to black borrowers in the Atlanta
metropolitan statistical area
2013–2017
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Sources: Center for American Progress calculations of data from Federal Financial Institutions Examination Council, “Home Mortgage Disclosure
Act,” available at http://www.ffiec.gov/hmda (last accessed May 2018); U.S. Census Bureau, "American Community Survey: 2012–2016 5-Year
Summary File," available at https://www.census.gov/programs-surveys/acs/data/summary-file.2016.html (last accessed June 2018).

18

Center for American Progress | Racial Disparities in Home Appreciation

FIGURE 4

Home mortgage loans to black borrowers in the Baltimore
metropolitan statistical area
2013–2017
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Sources: Center for American Progress calculations of data from Federal Financial Institutions Examination Council, “Home Mortgage Disclosure
Act,” available at http://www.ffiec.gov/hmda (last accessed May 2018); U.S. Census Bureau, "American Community Survey: 2012–2016 5-Year
Summary File," available at https://www.census.gov/programs-surveys/acs/data/summary-file.2016.html (last accessed June 2018).
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FIGURE 5

Home mortgage loans to black borrowers in the Chicago
metropolitan statistical area
2013–2017
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Sources: Center for American Progress calculations of data from Federal Financial Institutions Examination Council, “Home Mortgage Disclosure
Act,” available at http://www.ffiec.gov/hmda (last accessed May 2018); U.S. Census Bureau, "American Community Survey: 2012–2016 5-Year
Summary File," available at https://www.census.gov/programs-surveys/acs/data/summary-file.2016.html (last accessed June 2018).
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FIGURE 6

Home mortgage loans to black borrowers in the Dallas metropolitan division
2013–2017
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Sources: Center for American Progress calculations of data from Federal Financial Institutions Examination Council, “Home Mortgage Disclosure
Act,” available at http://www.ffiec.gov/hmda (last accessed May 2018); U.S. Census Bureau, "American Community Survey: 2012–2016 5-Year
Summary File," available at https://www.census.gov/programs-surveys/acs/data/summary-file.2016.html (last accessed June 2018).
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FIGURE 7

Home mortgage loans to black borrowers in the Houston
metropolitan statistical area
2013–2017
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Sources: Center for American Progress calculations of data from Federal Financial Institutions Examination Council, “Home Mortgage Disclosure
Act,” available at http://www.ffiec.gov/hmda (last accessed May 2018); U.S. Census Bureau, "American Community Survey: 2012–2016 5-Year
Summary File," available at https://www.census.gov/programs-surveys/acs/data/summary-file.2016.html (last accessed June 2018).
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FIGURE 8

Home mortgage loans to black borrowers
in the Washington metropolitan division
2013–2017
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Sources: Center for American Progress calculations of data from Federal Financial Institutions Examination Council, “Home Mortgage Disclosure
Act,” available at http://www.ffiec.gov/hmda (last accessed May 2018); U.S. Census Bureau, "American Community Survey: 2012–2016 5-Year
Summary File," available at https://www.census.gov/programs-surveys/acs/data/summary-file.2016.html (last accessed June 2018).
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Consistent with existing research,82 a geographic information systems (GIS) analysis
of trends in the home price index across census tracts in the selected metropolitan
areas pinpoints a general overlap between depreciating neighborhoods and neighborhoods that are characterized by a large concentration of African Americans. 83 Echoing
national trends, the six metropolitan areas feature racial disparities in home appreciation in the neighborhoods where black and white borrowers purchase their homes.
(see Table 2) In general, neighborhoods where black homebuyers are concentrated
have appreciated less than neighborhoods where white mortgage borrowers purchase a primary dwelling, even in areas such as Dallas and Houston, where for both
racial groups, homes in 2017 were valued more than in 2006.84 In Washington and
Chicago, homes in neighborhoods where black homebuyers predominantly purchase
feature prices that are still 20 percent and 22 percent, respectively, below 2006 levels.
In Atlanta, while home prices in neighborhoods attracting white homebuyers have
experienced a 5 percent increase since 2006, home prices in census tracts where black
homebuyers are concentrated are still 6 percent below 2006 levels.
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It is time to strengthen
fair housing enforcement
Because of the complex interrelation between persisting residential segregation and
other social and economic dynamics that constrain African Americans’ economic mobility, eliminating segregation may require tools that are beyond the scope of federal fair
housing policy; CAP set out a broad analysis and a number of recommendations in its
2018 report, “Systematic Inequality: How America’s Structural Racism Helped Create
the Black-White Wealth Gap.”85 However, fair housing policy represents today, as it did
in the past, a critical starting point for preventing and eliminating the various forms of
discrimination in the housing market that perpetuate segregation and its consequences.
Fair housing policy needs to be strengthened rather than rolled back, contrary to what
the Trump administration has been attempting to do. Under Secretary Ben Carson, in
particular, HUD has proposed to significantly scale down fair housing enforcement and
integration remedies.86 Secretary Carson has attacked federal efforts toward integration
as a form of “failed socialism.”87 CAP therefore recommends taking the following actions.

Make local jurisdictions once again responsible
for planning to achieve fair housing
In particular, the 2015 Affirmative Furthering Fair Housing (AFFH) rule should be
fully reinstated. In 2018, HUD suspended the obligation of local jurisdictions to file
plans under the AFFH rule, despite evidence that the rule has been effective in propelling HUD funding recipients to meaningfully commit to fair housing.88 The implementation of the AFFH rule should be resumed and expanded, as it provides a critical
tool to combat discriminatory practices and persisting residential segregation patterns
while promoting more equitable investment in communities of color across the United
States that continue to be devalued and feature a low housing demand.
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Empower federal, state, and local governments
and nonprofits to fully enforce the Fair Housing Act
More funding should be appropriated for the Fair Housing Initiatives Program
(FHIP) and for staffing in HUD’s Office of Fair Housing and Equal Opportunity
(FHEO). Introduced in 1987 and administered by the FHEO, the FHIP is a
federal program that specifically funds public and private fair housing organizations engaged in education, outreach, preliminary fair housing investigations, and
testing.89 The FHIP program is underfunded, resulting in many fair housing and
fair lending violations remaining undetected, underreported, and unresolved.90
An increase in appropriations devoted to this program would enable fair housing
organizations and state and local government agencies to address fair housing and
fair lending violation backlogs and engage in preventative investigations. Too often,
discrimination is less overt than in the past and is difficult to detect. In addition, the
burden of enforcement is often put on the victims of discrimination.91
While it is important that the FHIP program supports investigations of complaints filed
by potential victims, it is also critical that this program supports proactive investigations
that are independent of individual complaints in order to uncover systemic discriminatory practices that are difficult for victims to detect; expand scrutiny on actors that
are not well covered by existing fair housing laws; monitor discriminatory practices in
communities at risk; and explore strategies that are effective in deterring discriminatory
practices and reversing segregation patterns. In addition, funding for FHEO staffing
should be increased in order to more adequately support the office’s ability to perform
investigations and to manage the FHIP and other fair housing programs.

Catch and stop systematic discrimination, rather than perpetuating it
Specifically, it is essential that HUD firmly enforce, rather than reconsider and dilute,
the Fair Housing Act’s disparate impact rule. In June 2018, HUD published a notice92
announcing its intention to reconsider the 2013 final rule implementing the Fair
Housing Act’s disparate impact standard. The disparate impact standard is a very critical tool for detecting and addressing discriminatory housing practices that systematically affect communities of color but are difficult to prove. Even when there is no
intention to discriminate, it is very important to hold housing agencies and players
accountable for the discriminatory consequences of their actions that ultimately lead
to and reinforce systemic racial disparities in the housing market.
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Unfortunately, the racial disparities illustrated in this report signal that segregation
in the homebuying market is still a reality, with negative implications for equity
building and wealth accumulation for African American homebuyers. Further
investigation is required to identify and monitor specific entities and practices that
perpetuate this destructive process.
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Conclusion
The analysis of home mortgage data presented in this report shows that African
American homebuyers continue to be concentrated in nonwhite neighborhoods—
even when they have the financial resources to afford homes in any neighborhood
of their choice, where the opportunities for equity building are similar to those of
white homebuyers of comparable socioeconomic status. These patterns are concerning because they reflect and contribute to persisting racial segregation in the residential landscape.
The Fair Housing Act aimed at eliminating overt discrimination and disparities in the
housing market and ultimately ending residential segregation. Although the Fair Housing
Act has succeeded in eliminating the most blatant forms of discrimination that were
common 50 years ago, the U.S. housing market is still highly segmented along racial lines.
The legacy of federal redlining and discriminatory housing policies and private practices
is still visible today, as housing discrimination has taken different forms and African
American neighborhoods continue to be devalued compared with white neighborhoods.
The findings presented in this report provide support for existing evidence on the
persistent disenfranchisement of black homeowners in the United States. Not only
are African American homebuyers still buying homes in predominantly nonwhite
neighborhoods, but home prices in segregated neighborhoods where black homebuyers concentrate are also continuing a trend of slow appreciation compared with those
in neighborhoods where white homebuyers purchase their homes. This has persisted
even at a time when national home prices have continued recovering after the recent
financial collapse. To begin to solve these issues, policymakers should seriously consider the recommendations provided in this report.
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Appendix
The statistical and GIS analyses discussed in this report were performed with the
following data:
• Home mortgage data coming from the Home Mortgage Disclosure Act (HDMA)
data series. Specifically, the analysis employs data coming from the 2003–2007 and
2013–2017 datasets. While the 2017 data are provided by the Consumer Financial
Protection Bureau, data for prior years are available through the Federal Financial
Institutions Examination Council and the National Archives. The analysis of
mortgage loans focuses on two periods: the prerecession years and the postrecession
years. For the prerecession years, the analysis pools HMDA data from 2003 to 2007.
HMDA data from 2013 to 2017 are pooled for the analysis of mortgage lending in
the postrecession period. The analysis focuses on home purchase first-lien loans
for one- to four-family, owner-occupied homes. Data are for the United States,
excluding Puerto Rico. HMDA data provide census tract identifiers through which it
is possible to merge census tract characteristics coming from the U.S. Census Bureau
and the Federal Housing Finance Agency (FHFA) to mortgage lending data.
• Annual house price index (HPI) data coming from the FHFA for census tracts from
2006 to 2017. The annual HPI represents a broad measure of single-family house
price trends.
• The 2012–2016 American Community Survey, which provides detailed censustract-level information on racial composition.93

30

Center for American Progress | Racial Disparities in Home Appreciation

Endnotes
1 Gregory D. Squires, “Demobilization of the Individualistic
Bias: Housing Market Discrimination as a Contributor to
Labor Market and Economic Inequality,” The ANNALS of the
American Academy of Political and Social Science 609 (1)
(2007): 200–214.
2 U.S. Department of Justice, “Fair Housing Act,” available
at https://www.justice.gov/crt/fair-housing-act-2 (last
accessed May 2019); U.S. National Advisory Commission
on Civil Disorders, The Kerner Report (New York: Pantheon
Books, 1968).
3 See also James H. Carr, Michela Zonta, and Steven P.
Hornburg, “Fifty Years of Struggle: Successes and Setbacks
Since the Release of the Report of the National Advisory
Commission on Civil Disorders and Enactment of the 1968
Fair Housing Act” (Lanham, MD: National Association of
Real Estate Brokers, 2018), available at http://www.nareb.
com/publications/50-years-of-struggle/.
4 U.S. National Advisory Commission on Civil Disorder, The
Kerner Report, p. 1.
5 When first enacted, the law prohibited discrimination on
the basis of race, color, religion, and national origin. With the
amendments of 1974 and 1988, three additional protected
classes were added: sex, familial status, and disability.
6 Andre Perry, Jonathan Rothwell, and David Harshbarger,
“The Devaluation of Assets in Black Neighborhoods:
The Case of Residential Property” (Washington: Brookings Institution, Metropolitan Policy Program, 2018),
available at https://www.brookings.edu/wp-content/
uploads/2018/11/2018.11_Brookings-Metro_DevaluationAssets-Black-Neighborhoods_final.pdf.

12 Massey and Denton, American Apartheid; Kenneth T. Jackson, Crabgrass Frontier: The Suburbanization of the United
States, (New York: Oxford University Press, 1985); Rothstein,
The Color of Law.
13 Massey and Denton, American Apartheid; Jackson, Crabgrass Frontier.
14 Restrictive covenants were contractual agreements adopted
by real estate boards and property owners’ association
to keep black and other minority households out of their
neighborhoods. If such agreements were breached, the
courts would be called upon for enforcement. Restrictive
covenants were declared unenforceable in 1948; however,
they continued to be used informally to resist black entry
into white neighborhoods, and the Federal Housing Administration advocated their usage well into the late 1960s.
15 Gwendolyn Wright, Building the Dream: A Social History of
Housing in America (Cambridge, MA: MIT Press, 1981).
16 Howard P. Chudacoff and Judith E. Smith, The Evolution of
American Urban Society (Englewood Cliffs, NJ: Prentice Hall,
1994).
17 Rachel Bratt, Rebuilding Low Income Housing Policy (Philadelphia: Temple University Press, 1989).
18 Arnold R. Hirsch, Making the Second Ghetto: Race and
Housing in Chicago 1940-1960 (New York: Oxford University
Press, 1983).
19 Chudacoff and Smith, The Evolution of American Urban
Society; Massey and Denton, American Apartheid.
20 Federal Housing Administration, “Underwriting Manual:
Underwriting and Valuation Procedure Under Title II of the
National Housing Act” (Washington: 1938), available at
https://www.huduser.gov/portal/sites/default/files/pdf/
Federal-Housing-Administration-Underwriting-Manual.pdf.

7 Jenny Schuetz, “Metro areas are still racially segregated,”
The Brookings Institution, December 8, 2017, available at
https://www.brookings.edu/blog/the-avenue/2017/12/08/
metro-areas-are-still-racially-segregated/; John R. Logan
and Brian J. Stults, “The Persistence of Segregation in
the Metropolis: New Findings from the 2010 Census”
(Providence, RI: Brown University, 2011, available at https://
s4.ad.brown.edu/Projects/Diversity/Data/Report/report2.
pdf. See also Joseph P. Williams, “Segregation’s Legacy,” U.S.
News & World Report, April 20, 2018, available at https://
www.usnews.com/news/the-report/articles/2018-04-20/
us-is-still-segregated-even-after-fair-housing-act.

21 In order to promote neighborhood stability, the “Underwriting Manual” advised valuators to determine if any
“inharmonious racial groups” were present in proximity
of a property and recommended that properties should
continue to be occupied by the same social and racial
classes. See Part II of Federal Housing Administration,
“Underwriting Manual.”

8 Logan and Stults, “The Persistence of Segregation in the
Metropolis.”

22 Ricardo Romo, East Los Angeles: History of a Barrio (Austin,
TX: University of Texas Press, 1987).

9 Richard Rothstein, The Color of Law: A Forgotten History
of How Our Government Segregated America (New York:
Liveright, 2017), p. 178.

23 Bratt, Rebuilding a Low-Income Housing Policy; Hirsch, Making the Second Ghetto.

10 Douglas S. Massey and Nancy A. Denton, American
Apartheid: Segregation and the Making of the Underclass
(Cambridge, MA: Harvard University Press, 1998). For a
brief discussion of pre-Great Depression policies that
contributed to racial disparities in homeownership, see
Lisa Rice, “Long Before Redlining: Racial Disparities in
Homeownership Need Intentional Policies,” Shelterforce,
February 15, 2019, available at https://shelterforce.
org/2019/02/15/long-before-redlining-racial-disparities-inhomeownership-need-intentional-policies/.
11 Ira Katznelson, When Affirmative Action Was White: An Untold
History of Racial Inequality in Twentieth-Century America (New
York: W. W. Norton & Company, 2005); Robert C. Lieberman,
Shifting the Color Line: Race and the American Welfare State
(Cambridge, MA: Harvard University Press, 1998).

31

24 John F. Baumann, Public Housing, Race, and Renewal: Urban
Planning in Philadelphia, 1920–1974 (Philadelphia: Temple
University Press, 1987).
25 U.S. Department of Justice, “Fair Housing Act.”
26 Elizabeth Julian, “The Duty to Affirmatively Further Fair
Housing: A Legal As Well As Policy Imperative” (Cambridge,
MA: Joint Center for Housing Studies, 2017), available at
http://www.jchs.harvard.edu/sites/default/files/a_shared_
future_duty_to_affirmatively_further_fair_housing.pdf.
27 Paula A. Franzese and Stephanie J. Beach, “Promises Still to
Keep: The Fair Housing Act Fifty Years Later,” Cardozo Law
Review 40 (2019): 1207–1235.
28 Elizabeth Julian, “The Fair Housing Act at Fifty: Time for a
Change,” Cardozo Law Review 40 (3) (2019): 1133–1148.

Center for American Progress | Racial Disparities in Home Appreciation

29 President Johnson’s bill passed in the U.S. House of Representatives but was killed by a Senate filibuster. See Charles
McC. Mathias Jr. and Marion Morris, “Fair Housing Legislation: Not an Easy Row to Hoe,” Cityscape 4 (3) (1999): 21–33.
30 Mathias Jr. and Morris, “Fair Housing Legislation”; See also
Rigel C. Oliveri, ”The Legislative Battle for the Fair Housing
Act (1966-1968),” p. 28–39 in Gregory D. Squires, ed., The
Fight for Fair Housing: Causes, Consequences, and Future
Implications of the 1968 Federal Fair Housing Act (New York:
Routledge, 2018).
31 Julian, “The Fair Housing Act at Fifty.”
32 Mathias Jr. and Morris, “Fair Housing Legislation.”
33 U.S. Department of Housing and Urban Development,
“Implementation of the Fair Housing Act’s Discriminatory Effects Standard,” Federal Register 78 (32) (2013):
11460–11482, available at https://www.hud.gov/sites/
documents/DISCRIMINATORYEFFECTRULE.PDF.
34 Texas Department of Housing and Community Affairs v.
The Inclusive Communities Project, 135 U.S. 2507 (June 25,
2015), available at https://www.leagle.com/decision/insco20150625e56.
35 U.S. Department of Housing and Urban Development,
“Affirmatively Furthering Fair Housing,” Federal Register, 80
(136) (2015): 42272–42371, available at https://www.gpo.
gov/fdsys/pkg/FR-2015-07-16/pdf/2015-17032.pdf.
36 Olatunde C. A. Johnson, “’Social Engineering’: Notes on the
Law and Political Economy of Integration,” Cardozo Law
Review 40 (3) (2019): 1149–1175.
37 Douglas S. Massey and Jonathan Tannen, “A Research Note
on Trends in Black Hypersegregation,” Demography 52 (3)
(2015): 1025–1034.
38 Douglas S. Massey and Nancy A. Denton, “Hypersegregation
in U.S. Metropolitan Areas: Black and Hispanic Segregation
Along Five Dimensions,” Demography 26 (3) (1989): 373–391.
39 Unevenness refers to the degree to which a racial minority and white residents are unevenly distributed across
neighborhoods throughout a metropolitan area; isolation
refers to the extent to which a minority group lives in
neighborhoods where residents of its own race/ethnicity
are predominant; clustering occurs when neighborhoods
characterized by a large presence of a racial/ethnic group
are clustered together in space; concentration refers to
the relative amount of physical space occupied by a racial/
ethnic group within a metropolitan area; and centralization represents the degree to which a racial/ethnic group
resides in the central part of a metropolitan area. See
Massey and Tannen, “A Research Note on Trends in Black
Hypersegregation.”
40 Massey and Tannen, “A Research Note on Trends in Black
Hypersegregation.”
41 Casey J. Dawkins, “Recent Evidence of the Continuing
Causes of Black-White Residential Segregation,” Journal of
Urban Affairs 26 (3) (2004): 379–400. Among other reviews,
see Keith R. Ihlanfeldt and Benjamin P. Scafidi, “An Empirical Analysis of the Cause of Neighborhood Racial Segregation,” (Berkeley, CA: Institute of Business and Economic
Research, 2002), available at https://cloudfront.escholarship.org/dist/prd/content/qt70j3n8bh/qt70j3n8bh.pdf.
42 John Yinger, Closed Doors, Opportunities Lost: The Continuing Costs of Housing Discrimination (New York: Russell Sage
Foundation, 1995); George Galster, “Housing Discrimination and Urban Poverty of African Americans,” Journal of
Housing Research 2 (87) 1991: 87–122. See also National
Fair Housing Alliance, “The Case For Fair Housing: 2017 Fair
Housing Trends Report” (2017), available at https://nationalfairhousing.org/wp-content/uploads/2017/07/TRENDSREPORT-2017-FINAL.pdf.

32

43 Fred Freiberg and Gregory D. Squires, “Changing Contexts
and New Directions for the Use of Testing,” Cityscape 17 (3)
(2015): 87–101.
44 Margery Austin Turner et al., Housing Discrimination
Against Racial and Ethnic Minorities 2012. (U.S. Department of Housing and Urban Development, Washington,
D.C., 2013), available at https://www.huduser.gov/portal//
Publications/pdf/HUD-514_HDS2012.pdf.
45 Douglas S. Massey, “Racial Discrimination in Housing: A
Moving Target,” Social Problems 52(2), 2005: 148-151.
46 Douglas S. Massey, “Racial Discrimination in Housing.”
47 Margery Austin Turner and others, “Housing Discrimination
Against Racial and Ethnic Minorities 2012” (Washington:
Office of Policy Development and Research, 2013).
48 Ibid, p. 55.
49 Freiberg and Squires, “Changing Contexts and New Directions for the Use of Testing.”
50 Gillian B. White, “When Algorithms Don’t Account for Civil
Rights,” The Atlantic, March 7, 2017, available at https://
www.theatlantic.com/business/archive/2017/03/facebookad-discrimination/518718/; Aaron Rieke and Corrine Yu,
“Discrimination’s Digital Frontier,” The Atlantic, April 15,
2015, available at https://www.theatlantic.com/ideas/archive/2019/04/facebook-targeted-marketing-perpetuatesdiscrimination/587059/.
51 Julia Angwin and Terry Parris Jr., “Facebook Lets Advertisers
Exclude Users by Race,” ProPublica, October 28, 2016,
available at https://www.propublica.org/article/facebooklets-advertisers-exclude-users-by-race.
52 Kriston Capps, “Behind HUD’s Housing Discrimination
Charges Against Facebook,” CityLab, March 28, 2019,
available at https://www.citylab.com/equity/2019/03/
facebook-discrimination-policy-housing-ads-hud-charges/585931/. See also Matt Stieb, “Facebook’s Ad Algorithm
Discriminates Even When It’s Not Told To, Study Finds,” New
York Magazine, April 5, 2019, available at http://nymag.
com/intelligencer/2019/04/facebooks-ad-algorithm-is-afully-functional-racism-machine.html; Pema Levy, “Facebook Settles Civil Rights Lawsuits Over Ad Discrimination,”
Mother Jones, March 19, 2019, available at https://www.
motherjones.com/politics/2019/03/facebook-settles-civilrights-lawsuits-over-ad-discrimination/.
53 Capps, “Behind HUD’s Housing Discrimination Charges
Against Facebook.”
54 Richard Williams, Reynold Nesiba, and Eileen Diaz McConnell, “The Changing Face of Inequality in Home Mortgage
Lending,” Social Problems 52 (2) (2005): 181–208.
55 Vincent J. Roscigno, Diana L. Karafin, and Griff Tester, “The
Complexities and Processes of Racial Housing Discrimination,” Social Problems 56 (1) (2009): 49–69. See also Michela
Zonta, “The Unequal Mortgage Market Is No Coincidence,”
Center for American Progress, October 20, 2014, available
at https://www.americanprogress.org/issues/economy/
news/2014/10/20/99320/the-unequal-mortgage-marketis-no-coincidence/.
56 Robert Bartlett and others, “Consumer Lending Discrimination in the FinTech Era” (2017), available at https://papers.
ssrn.com/sol3/papers.cfm?abstract_id=3063448.
57 Rachel L. Swarns, “Biased Lending Evolves, and Blacks Face
Trouble Getting Mortgages,” The New York Times, October 30,
2015, available at https://www.nytimes.com/2015/10/31/
nyregion/hudson-city-bank-settlement.html.

Center for American Progress | Racial Disparities in Home Appreciation

58 Jacob W. Faber and Ingrid Gould Ellen, “Race and the Housing Cycle: Differences in Home Equity Trends Among LongTerm Homeowners,” Housing Policy Debate 26 (3) (2016):
456–473; See also Jeffrey P. Cohen, Cletus C. Coughlin, and
David A. Lopez, “The Boom and Bust of U.S. Housing Prices
from Various Geographic Perspectives,” Federal Reserve
Bank of St. Louis Review 94 (5) (2012): 341–367, available
at https://files.stlouisfed.org/files/htdocs/publications/
review/12/09/341-368Cohen.pdf; Melvin E. Thomas and others, “Separate and Unequal: The Impact of Socioeconomic
Status, Segregation, and the Great Recession on Racial
Disparities in Housing Values,” Sociology of Race and Ethnicity
4 (2) (2017): 229–244; Douglas S. Massey and Jacob S. Rugh,
“Segregation in Post–Civil Rights America: Stalled Integration or End of the Segregated Century?”, Du Bois Review:
Social Science Research on Race 11 (4) (2014): 205–232.
59 James H. Carr and Nandinee K. Kutty, eds., Segregation:
The Rising Costs for America (New York: Routledge, 2008);
Massey and Denton, American Apartheid; Jackson, Crabgrass Frontier; The National Fair Housing Alliance indicates
that discrimination on the basis of race was the secondmost reported type of housing discrimination in 2016. See
National Fair Housing Alliance, “The Case for Fair Housing:
2017 Fair Housing Trends Report.”
60 Rothstein, The Color of Law; See also Bruce Mitchell and
Juan Franco, “HOLC ‘redlining’ maps: The persistent structure of segregation and economic inequality” (Washington: National Community Reinvestment Coalition, 2018),
available at https://ncrc.org/holc/.
61 Sun Jung Oh and John Yinger, “What Have We Learned
From Paired Testing in Housing Markets?”, Cityscape 17 (3)
(2015): 15–60.
62 Junia Howell and Elizabeth Korver-Glenn, “Neighborhoods,
Race, and the Twenty-first-century Housing Appraisal
Industry,” Sociology of Race and Ethnicity 4 (4) (2018):
473–490, available at http://journals.sagepub.com/doi/
full/10.1177/2332649218755178.
63 Howell and Korver-Glenn, “Neighborhoods, Race, and the
Twenty-first-century Housing Appraisal Industry.”
64 For instance, a Brookings Institution study shows that
homes in nonwhite neighborhoods are typically worth less
than homes in predominantly white neighborhoods, regardless of the neighborhood income level. See David Rusk,
“The ‘Segregation Tax’: The Cost of Racial Segregation to
Black Homeowners” (Washington: The Brookings Institution,
2001), available at https://www.brookings.edu/wp-content/
uploads/2016/06/rusk.pdf. See also Dorothy Brown, “How
Home Ownership Keeps Blacks Poorer Than Whites,” Forbes,
December 10, 2012, available at https://www.forbes.com/
sites/forbesleadershipforum/2012/12/10/how-home-ownership-keeps-blacks-poorer-than-whites/#3f5e76ed4cce;
Chenoa Flippen, “Unequal Returns to Housing Investments?
A Study of Real Housing Appreciation among Black, White,
and Hispanic Households” Social Forces 82 (4) (2004): 1523–
1551; Katrin B. Anacker, “Still Paying the Race Tax? Analyzing
Property Values in Homogeneous and Mixed-Race Suburbs,”
Journal of Urban Affairs 32 (1) (2010): 55–77; Sunwoong Kim,
“Race and Home Price Appreciation in Urban Neighborhoods: Evidence from Milwaukee, Wisconsin,” The Review
of Black Political Economy 28 (2) (2000): 9–28; Thomas and
others, “Separate and Unequal.”
65 Perry, Rothwell, and Harshbarger, “The Devaluation of Assets in Black Neighborhoods.”
66 Sarah Mikhitarian, “Home Values Remain Low in Vast Majority of Formerly Redlined Neighborhoods,” Zillow, April 25,
2018, available at https://www.zillow.com/research/homevalues-redlined-areas-19674/; Aaron Glantz and Emmanuel
Martinez, “Kept out: For people of color, banks are shutting
the door to homeownership,” Reveal from the Center for
Investigative Reporting, February 15, 2018, available at
https://www.revealnews.org/article/for-people-of-colorbanks-are-shutting-the-door-to-homeownership/.

33

67 Trey Garrison, “Are black and Hispanic buyers being
squeezed out of the housing market?”, HousingWire,
August 27, 2014, available at https://www.housingwire.
com/articles/31188-are-black-and-hispanic-buyersbeing-squeezed-out-of-the-housing-market; Emily
Badger, “’This can’t happen by accident,’” The Washington Post, May 2, 2006, available at https://www.
washingtonpost.com/graphics/business/wonk/housing/
atlanta/?tid=series_nav; Svenja Gudell, “Homes in Black
Neighborhoods Twice as Likely to be Underwater as
Homes in White Neighborhoods,” Zillow, January 11,
2017, available at https://www.zillow.com/research/
negative-equity-race-q3-2016-14063/.
68 Faber and Ellen, “Race and the Housing Cycle.”
69 Badger, “This can’t happen by accident.”
70 Squires, “Demobilization of the Individualistic Bias”; Massey
and Denton, American Apartheid.
71 Today, the African American homeownership rate is as
low as it was at the time when housing discrimination
was legal. Only 42 percent of African Americans owned
their homes in 2017, compared with 73 percent of whites,
according to CAP calculations of data coming from
the U.S. Census Bureau; See U.S. Census Bureau, “ 2017
American Community Survey (ACS)” available at https://
www.census.gov/programs-surveys/acs/data/summaryfile.2017.html (last accessed September 2018). See also
Gail MarksJarvis, “Why black homeownership rates lag
even as the housing market recovers,” Chicago Tribune,
July 21, 2017, available at http://www.chicagotribune.
com/business/ct-black-homeownership-plunges0723-biz-20170720-story.html; Michelle Singletary,
“Black homeownership is as low as it was when housing
discrimination was legal,” The Washington Post, April 5,
2018, available at https://www.washingtonpost.com/
news/get-there/wp/2018/04/05/black-homeownershipis-as-low-as-it-was-when-housing-discriminationwas-legal/?noredirect=on&utm_term=.3f68c0c3cc30;
Alanna McCargo and Sarah Strochak, “Mapping the black
homeownership gap,” Urban Institute, February 26, 2018,
available at https://www.urban.org/urban-wire/mappingblack-homeownership-gap.
72 Anacker, “Still Paying the Race Tax?”; Zhu Xiao Di, “Does
Housing Wealth Contribute to or Temper the Widening
Wealth Gap in America?”, Housing Policy Debate 16 (2)
(2005): 281–296; Melvin L. Oliver and Thomas M. Shapiro,
Black Wealth/White Wealth: A New Perspective on Racial
Inequality, (London: Routledge, 2006); Thomas M. Shapiro,
The Hidden Cost of Being African American: How Wealth
Perpetuates Inequality (Oxford, UK: Oxford University Press,
2004); Thomas and others, “Separate and Unequal”; Sunwoong Kim, “Long-Term Appreciation of Owner-Occupied
Single-Family House Prices in Milwaukee Neighborhoods,”
Urban Geography 24 (3) (2003): 212–231; Angela Hanks,
Danyelle Solomon, and Christian E. Weller, “Systematic
Inequality: How America’s Structural Racism Helped Create
the Black-White Wealth Gap” (Washington: Center for
American Progress, 2018), available at https://www.americanprogress.org/issues/race/reports/2018/02/21/447051/
systematic-inequality/.
73 Author’s calculations based on data in survey year 2016
from Board of Governors of the Federal Reserve System,
“Survey of Consumer Finances (SCF),” available at https://
www.federalreserve.gov/econres/scfindex.htm (last accessed October 2018).
74 Lisa J. Dettling and others, “Recent Trends in Wealth-Holding by Race and Ethnicity: Evidence from the Survey of
Consumer Finances,” Federal Reserve, September 27, 2017,
available at https://www.federalreserve.gov/econres/
notes/feds-notes/recent-trends-in-wealth-holding-byrace-and-ethnicity-evidence-from-the-survey-of-consumer-finances-20170927.htm.

Center for American Progress | Racial Disparities in Home Appreciation

75 Home-purchase loans to African American borrowers have
increased in 2017; since 2010, the number of these loans
has more than doubled—from 74,055 to 159,392. Home
Mortgage Disclosure Act data can be found at Consumer
Financial Protection Bureau, “Download HMDA data,”
https://www.consumerfinance.gov/data-research/hmda/
historic-data/ (last accessed May 2019).
76 Detailed tabulations are available from the author upon
request.
77 National home prices featured considerable volatility
during the past housing cycle: While they increased on
average by 51 percent from 2000 to 2006, home prices
dropped by 21 percent from 2006 to 2012 and finally rose
by 28 percent by the end of 2017 to the same levels as in
2006. CAP calculations of Federal Housing Finance Agency,
“House Price Index Datasets: Additional Data: Annual
House Price Indexes: Census Tracts (Developmental Index;
Not Seasonally Adjusted),” available at https://www.fhfa.
gov/DataTools/Downloads/Pages/House-Price-IndexDatasets.aspx#qexe (last accessed July 2018).
78 Data are on file with the author.
79 William H. Frey, “Census shows modest declines in blackwhite segregation,” The Brookings Institution, December
8, 2015, available at https://www.brookings.edu/blog/
the-avenue/2015/12/08/census-shows-modest-declinesin-black-white-segregation/.
80 The dissimilarity index represents the standard measure of
residential segregation.
81 Black-white segregation in Dallas is the lowest compared
with the other metropolitan areas analyzed in this report.
Like Atlanta and Houston, Dallas has experienced a growth
of African American residents in recent decades. Many
African Americans have relocated here from other parts of
the country, especially from northern metro areas, where
black population growth has leveled off by the early 2000s;
Frey, “Black-white segregation edges downward since
2000, census shows”; In Dallas, like in other southern and
western metropolitan areas, neighborhood segregation
declines can be attributed to black suburbanization and
to the growth and in-migration of Hispanics and other
nonwhite racial and ethnic groups.
82 Perry, Rothwell, and Harshbarger, “The devaluation of assets in black neighborhoods.”
83 Maps are not shown but are available from the author
upon request.
84 It is important to keep in mind that overall home prices in
the Houston and Dallas metropolitan areas have been less
volatile than in the other areas during and after the financial collapse. In 2017, both areas featured home prices that
were well above 2006 levels. See Federal Housing Finance
Association, “House Price Index Datasets, Quarterly Data:
All Transaction Indexes (Estimated using Sales Prices and
Appraisal Data): Metropolitan Statistical Areas and Divisions (Not Seasonally Adjusted),” available at https://www.
fhfa.gov/DataTools/Downloads/Pages/House-Price-IndexDatasets.aspx#qat (last accessed June 2018).

34

85 Hanks, Solomon, and Weller, “Systematic Inequality.”
86 See Diane Yentel, “Trump administration continues
to undermine Fair Housing Act,” The Hill, August
23, 2018, available at https://thehill.com/opinion/
civil-rights/403115-trump-administration-continues-toundermine-fair-housing-act; Glenn Thrush, “Under Ben
Carson, HUD Scales Back Fair Housing Enforcement,” The
New York Times, March 28, 2018, available at https://
www.nytimes.com/2018/03/28/us/ben-carson-hud-fairhousing-discrimination.html; P.R. Lockhart, “The Trump
administration is considering a major rollback of civil
rights regulation,” Vox, January 7, 2019, available at https://
www.vox.com/policy-and-politics/2019/1/7/18167275/
disparate-impact-civil-rights-trump-administration; Lisa
Rice, “Government Remains the Biggest Obstacle to Fair
Housing,” The American Prospect, May 8, 2018, available at
https://prospect.org/article/government-remains-biggestobstacle-fair-housing.
87 Ben S. Carson, “Experimenting with failed socialism again,”
The Washington Times, July 23, 2015, available at https://
www.washingtontimes.com/news/2015/jul/23/bencarson-obamas-housing-rules-try-to-accomplish-/.
88 Justin Steil and Nicholas Kelly, “The Fairest of Them All: Analyzing Affirmatively Furthering Fair Housing Compliance”
(Philadelphia: University of Pennsylvania, 2017), available
at https://furtheringfairhousing.mit.edu/sites/default/files/
documents/Steil%20Kelly%20Fairest%20of%20them%20
All%202018%2005%2008.pdf; National Fair Housing Alliance v. Ben Carson, Reply Memorandum (June 26, 2018),
available at https://prrac.org/pdf/37_Reply_Memorandum_in_Support_of_Plaintiffs_Renewed_Motion_for_a_
Preliminary_Injunction_and_for_Summary_Judgment.pdf.
89 Libby Pearl, “The Fair Housing Act: HUD Oversight,
Programs, and Activities” (Washington: Congressional
Research Service, 2018), available at https://fas.org/sgp/
crs/misc/R44557.pdf.
90 Jorge Andres Soto, “Fair Housing Programs,” in Advocates’
Guide 2017: A Primer on Federal Affordable Housing & Community Development Programs (Washington: National Low
Income Housing Coalition, 2017), available at https://nlihc.
org/sites/default/files/2017_Advocates-Guide.pdf.
91 John Yinger, “Sustaining the Fair Housing Act,” Cityscape 4
(3) (1999): 93–106.
92 U.S. Department of Housing and Urban Development,
“Reconsideration of HUD’s Implementation of the Fair
Housing Act’s Disparate Impact Standard,” Federal Register
83 (119) (2018): 28560–28562, available at https://www.
govinfo.gov/content/pkg/FR-2018-06-20/pdf/2018-13340.
pdf.
93 All data are on file with the author.

Center for American Progress | Racial Disparities in Home Appreciation

Our Mission

Our Values

Our Approach

The Center for American
Progress is an independent,
nonpartisan policy institute
that is dedicated to improving
the lives of all Americans,
through bold, progressive
ideas, as well as strong
leadership and concerted
action. Our aim is not just to
change the conversation, but
to change the country.

As progressives, we believe
America should be a land of
boundless opportunity, where
people can climb the ladder
of economic mobility. We
believe we owe it to future
generations to protect the
planet and promote peace
and shared global prosperity.

We develop new policy ideas,
challenge the media to cover
the issues that truly matter,
and shape the national debate.
With policy teams in major
issue areas, American Progress
can think creatively at the
cross-section of traditional
boundaries to develop ideas
for policymakers that lead to
real change. By employing an
extensive communications
and outreach effort that we
adapt to a rapidly changing
media landscape, we move
our ideas aggressively in the
national policy debate.

And we believe an effective
government can earn the
trust of the American people,
champion the common
good over narrow self-interest,
and harness the strength of
our diversity.

1333 H STREET, NW, 10TH FLOOR, WASHINGTON, DC 20005 • TEL: 202-682-1611 • FAX: 202-682-1867 • WWW.AMERICANPROGRESS.ORG

