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II. Executive Summary
The City of Mobile, Alabama launched its Affirmatively Furthering Fair Housing (AFFH) process in
April 2017 to develop its Assessment of Fair Housing (AFH). The AFH is a federal requirement for
communities that receive federal housing funds. The plan evaluates barriers to opportunity for protected
classes through the assessment of demographic, socioeconomic and housing data and trends, stakeholder
and community engagement, and current city housing policies and programs. This plan builds off of the
City of Mobile’s previous Analysis of Impediments to Fair Housing developed in 2012 and the fair
housing goals and action items that were established in that the plan. The AFH further analyzes
demographic, socioeconomic and housing trends to identify factors impacting access to opportunity,
including education, transportation, jobs, and environmental issues.

Summary of Findings
Community Participation and Stakeholder Consultation
The City of Mobile’s Housing and Community Development Department is using the Assessment of Fair
Housing process as an opportunity to engage with community stakeholders and incorporate fair housing
throughout its housing, community development and homeless activities. To inform this AFH, 18
organizations and 35 individuals active in housing, community development, fair housing and public
service activities have been interviewed for the AFH. In addition, the City facilitated three interactive
community and public meetings during the AFH process, and received a total of 233 survey responses
through both online and paper surveys.

Fair Housing Issues
Demographic Summary
The City of Mobile lost 3% of its population between 1990 and 2010, with a decline of white, nonHispanic population and an increase in black, non-Hispanic residents. Both the Hispanic and Vietnamese
population has grown in the City, but the growth rate of these two population is slower than the growth
rate of these populations in Mobile County.
Segregation and Integration
Between 1990 and 2010, the dissimilarity index, a tool to measure segregation, showed an overall decline
in segregation for all racial and ethnic groups. However segregation still persists, with the highest
dissimilarity indices in 2010 showing that using 2010 data white and non-white populations still show
moderate to high segregation within the City of Mobile and the greater Mobile region.
Disability and Access
The city of Mobile’s population has a larger percentage of persons with a disability than Mobile County
and these individuals generally reside within proximity of publicly supported housing and amenities. The
most prevalent disability type in Mobile are ambulatory difficulty (difficulty walking), followed by
cognitive difficulty (physical, mental or emotional problems). Overall, limited and infrequent transit
service, limited access to services and schools, and lack of job opportunities are obstacles for persons with
disabilities.
Disproportionate Housing Needs
Black, non-Hispanic households have the highest total number of households experiencing housing
problems in the City of Mobile, while Native American households have the highest rate of housing
problems. Housing problems are defined by the Department of Housing and Urban Development as
experiencing at least one of the following: incomplete kitchen facilities, incomplete plumbing facilities,
more than one person per room, or pay more than 50% of their income towards housing costs.
City of Mobile – Affirmatively Furthering Fair Housing
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Racially and Ethnically Concentrated Areas of Poverty
From 1990 to 2010, the city of Mobile experienced an increase in the number of Racially and Ethnically
Concentrated Areas of Poverty (R/ECAP). R/ECAPs are defined by the Department of Housing and
Urban Development as having a non-white population of 50% or more, and 40% or more of individuals
living at or below the poverty line or has a poverty rate three or more times the average poverty rate for
the metropolitan region. Residents of R/ECAPs are disproportionately black, and families with children.
Many of the R/ECAP areas are zoned for residential and industrial, exposing the population to potential
environmental hazards.
Publicly Supported Housing
The City of Mobile has 8,171 units of publicly supported housing including public housing, project-based
housing choice vouchers, housing choice vouchers and other multifamily developments. Publicly
supported housing remains segregated by race, with black residents making up a majority of public
housing, project-based and Housing Choice Vouchers. Conversely, white residents make up a majority of
HUD Multifamily Assisted developments.

Significant Contributing Factors
Community Opposition
Stakeholders reported strong opposition to affordable housing across the city, especially housing for
special needs populations.
Lack of Community Revitalization Strategies
The City is leading community revitalization efforts throughout the city, but there is greater need for
revitalization than existing available resources are capable of funding. Community Development
organizations also face a lack of resources, and would benefit from increased cooperation across the city.
Lack of Private Investments in Specific Neighborhoods
The most segregated areas of the city continue to be underserved by services and businesses including
grocery stores and banks. Also, many of the service providers in the City of Mobile are located in areas
with less need and not in areas with higher concentrations of poverty.
Lack of Public Investments in Specific Neighborhoods including services or amenities
The City is currently working to address infrastructure needs across the city, however, the need exceeds
the amount of resources available. Areas around public housing developments need additional access to
resources and funding for revitalization, the housing stock is out of date and in need of capital
improvements.
Lack of Regional Cooperation
Stakeholders identified the need for additional coordination between local and regional government
service providers to efficiently use limited resources.
Land Use and Zoning Laws
Current zoning strongly favors single family housing development, coupled with community opposition
to multifamily development, this poses challenges for building multi-family developments across the city,
but especially in neighborhoods of opportunity.
Lending Discrimination
Home Mortgage Disclosure Act data tracks financial institutions lending practices by individual
mortgages issued. Analysis of the mortgage data shows that white, non-Hispanic individuals are more
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likely to be approved for financing, while black, non-Hispanic applicants are twice as likely to be denied
a mortgage.
Location and Type of Affordable Housing
Affordable housing developments are concentrated within Racially and Ethnically Concentrated Areas of
Poverty and segregated areas of the city with less access to amenities.
Occupancy Codes and Restrictions
A majority of Mobile is zoned for single family housing, which limits the number of people living
together in a single unit to four boarders or lodgers. This definition limits the ability of larger families to
find housing in single family zoned areas.
Private Discrimination
27% of fair housing complaints received by the Department of Housing and Urban Development in the
City of Mobile, between May 2012 and January 2017, were related to discrimination by disability and/or
race by lenders or landlords.

Fair Housing Goals
Increase community engagement related to fair housing awareness and planning
The City of Mobile seeks to increase resident participation, awareness and engagement related to fair
housing. The City began this process with the Assessment of Fair Housing outreach. The City will
actively incorporate fair housing issues into future planning efforts and Action Plans, as well as increasing
awareness of fair housing issues through resident and landlord education on fair housing violations.
Recommend revisions to zoning code to increase access to affordable housing
The City is currently revising its land use plan and is scheduled to update its zoning code within the next
year. Through this process the Community and Housing Development Department will recommend
changes to enable the development of smaller housing units and multi-family properties, and incentivize
the construction of affordable and supportive housing developments.
Increase coordination with City Departments and City/Regional Entities
Working with the Mobile Housing Board, school district and other agencies the Community and Housing
Development Department will conduct an analysis of vacant or underutilized publicly owned properties
that may be used for affordable housing and community development activities. In addition, the
Department will develop a strategy for incorporating affordable housing into historic districts and other
communities of opportunity. The City will actively participate in fair housing coordination with local and
regional stakeholders and City/County agencies and departments.
Provide more housing in areas of high opportunity and reduce barriers to affordable housing
Stakeholder interviews identified the need for quality, affordable housing throughout the city. The City
should preserve existing affordable housing developments in neighborhoods that are at risk of
displacement or gentrification. In addition, the City should support and pursue affordable housing
development in high opportunity areas.
Reduce disparities in access to opportunities
Interstate 65 divides the City of Mobile, with many segregated low-income communities east of I-65 and
many growth areas west of I-65, the City will continue to target investments to increase resources east of
I-65 and support the development of affordable housing west of I-65.
Increase fair housing capacity
The City of Mobile will expand awareness of fair housing needs and rights among stakeholder
City of Mobile – Affirmatively Furthering Fair Housing
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organizations and the community overall. This will include providing technical assistance and capacity
building to area nonprofit organizations and the Center for Fair Housing to expand fair housing training
and awareness.
Pursue practices to eliminate structural and individual bias toward members of protected classes
Previous Analysis of Impediments have noted a systemic and personal bias within Mobile in terms of fair
housing issues, especially among small property landlords. The City will take concrete steps toward
addressing this systemic issue including conducting fair housing trainings, revisions to the City’s
affirmatively fair marketing guidelines, monitoring potential fair housing violations through apartment
listings, and working with the Mobile Housing Board on its admission requirements.
Improve regional coordination
Fair housing issues transcend the city boundaries and the Department’s capacity, to more holistically
address fair housing in the region, the Department will propose a fair housing working group with
regional and city agency, as well as stakeholders to address overt and disparate impacts to fair housing in
the region.
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III. Community Participation Process
The Housing and Community Development Department is using the Affirmatively Furthering Fair
Housing process to reaffirm its commitment to community engagement and outreach throughout its
program activities. Over the past year, the Department experienced staff and leadership transitions, and
the outreach completed to date for the AFH will serve as the basis for moving forward to incorporate
engagement and outreach into its housing and community development activities. The community
participation process consisted of a number of strategies to engage a range of community stakeholders
and residents. The City of Mobile marketed the AFH public meetings through its network of stakeholders,
including nonprofit organizations serving persons with disabilities and residents within R/ECAPs.
Additionally, the Mobile Housing Board marketed the meetings to their residents and the Mobile Housing
Board’s Resident Advisory Board. In conjunction with community organizations and stakeholders, the
City widely distributed a survey in both English and Spanish, a summary of the survey results are found
below. The public meetings have been advertised through the City of Mobile’s website, distribution of
fliers, and through newspaper announcements. The City of Mobile continued its community participation
process through hosting two additional public meetings during the month of July, following up with
community stakeholders and soliciting feedback on the public comment draft of the document.

Stakeholder Interviews:
A series of stakeholder interviews were conducted with 18 organizations and 35 individuals representing
organizations who are active in housing, community development, fair housing and public service
activities in Mobile and the region. These interviews were held in person and via phone from May 25,
2017 through June 29, 2017. Stakeholders were identified by the City of Mobile and invited to participate
in one-on-one interviews. Interviews that could not be conducted in person were conducted over the
phone.
Interviews were held at each stakeholder’s office for approximately one hour. The goal of each interview
was to go beyond the quantitative data to gain perspective on the community development challenges and
impediments to fair housing from an array of non-profit developers and service providers. To begin,
stakeholders were asked about Mobile’s community assets, challenges, and needs across the City.
Stakeholders were asked to comment on impediments identified in the Analysis of Impediments
submitted in 2012 to identify impediments that still exist and actions the city could potentially take to
address impediments moving forward.
In addition to interviews, a stakeholder meeting was conducted with a group from the Mobile Housing
Board’s Resident Advisory Board on June 13, 2017. With the assistance of leadership at the Mobile
Housing Board, the AFH team met with 13 resident leaders from 9 housing developments at the
Renaissance Community Center at 600 Joachim Street in Orange Grove Homes. The residents identified
challenges and concerns from the quality of Mobile Housing Board units to access to education. The
Advisory Board’s comments were very similar to other stakeholder comments and are included in the
summary in Section III.4. of the document.

Community and Public Meetings:
One public meetings was held during preparation of the AFH and the City will hold two additional public
meetings during the comment period for residents and stakeholders
June 19, 2017 – A community meeting to solicit input on the City of Mobile’s existing fair
housing efforts and recommendations on actions to continue to affirmatively further fair housing.
The meeting was held at 6:00pm in the Ben May Main Library, an ADA-accessible public
City of Mobile – Affirmatively Furthering Fair Housing
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building located at 701 Government Street, Mobile, Alabama, 36602. Ben May Main Library is
centrally located near a number of publicly supported housing developments and R/ECAPs. The
meeting was advertised on June 7, 2017 in the Mobile Register, posted on the City of Mobile’s
website and on event boards throughout City Hall. Additionally, flyers were distributed to local
stakeholders, including the Mobile Housing Board. Flyers were posted at each public housing
development and sent to every management office. The flyer was also sent to all of the resident
leaders and staff at the Mobile Housing Board.
July 13th, 2017 - A community meeting was held to review the Draft AFFH Plan and goals in
the Multi-Purpose Room in Government Plaza at 10:00am. The meeting was advertised on June
30th, 2017 in the Mobile Register, posted on the City of Mobile’s website and on event boards
throughout City Hall. The City of Mobile’s nonprofit grantees and other community stakeholders
are invited to review and provide comments on the draft AFH document. Flyers were posted at
each public housing development and sent to every management office. The flyer was sent to all
of the resident leaders and staff at the Mobile Housing Board.
July 27, 2017 – A community meeting was held to review the final AFH plan and goals. The
meeting was held at 6:00pm at the Ben May Main Library, an ADA-accessible public building
located at 701 Government Street, Mobile, Alabama, 36602. Ben May Main Library is centrally
located near a number of publicly supported housing developments and R/ECAPs. The meeting
was advertised on June 30th, 2017 in the Mobile Register, posted on the City of Mobile’s website
and on event boards throughout City Hall. Flyers were posted at each public housing
development and sent to every management office. The flyer was also sent to all of the resident
leaders and staff at the Mobile Housing Board.

Mobile Resident Consolidated Plan Survey – Community Needs Assessment:
A survey was created and distributed to stakeholders and community members that were either unable to
attend the scheduled community meeting or to provide another method of feedback. The survey was
available online and paper copies were printed and available for community members that did not have
computer access or preferred to complete the survey on paper. Additionally, a Spanish language version
was distributed by the Providence/Outreach Guadalupe Center and made available at the Community
meeting on June 19, 2017. The survey was conducted from June 13, 2017 through June 27, 2017 and
received a total of 233 responses. The City of Mobile distributed the survey via email through City of
Mobile lists from previous planning processes, to the City of Mobile’s Comprehensive Plan stakeholder
list, and to the Mobile Housing Board. In addition to the efforts of the City, the survey was sent to local
stakeholders to forward to their distribution networks. Survey questions and design are included below.

Respondent Profile



A clear majority (>80%) of respondents reside in the City of Mobile
While a similar majority of respondents work in the city and participate in Mobile-centric leisure
activities, only 20% have children in Mobile public schools.
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Figure 1 Survey Respondent Location

Do you live in the City of
Mobile?
12.5%

87.5%

Yes

No

Figure 2 Survey Respondent Profile

Respondent Profile
90.0%

81.6%
75.3%

80.0%
70.0%
60.0%
50.0%
40.0%
30.0%

20.2%

20.0%
10.0%
0.0%
I work in Mobile

I have children in Mobile Public
Schools

I regularly participate in Mobile
recreational, cultural or leisure
activities

Community Conditions



Respondents are evenly divided on whether public space infrastructure is improving or
maintaining its current level. Fewer feel it is improving.
Similar opinions were expressed concerning condition of housing in respondent’s neighborhoods.
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A clear majority (83%) feel that economic development and job creation are critical issues for
Mobile.
A slightly higher majority (86%) believe that abandoned and foreclosed housing is a critical issue
for the city.
28% of respondents feel unsafe in their immediate neighborhood.

Figure 3 Survey Neighborhood Condition Responses

Do you think the physical condition of the public space
in your neighborhood (streets, sidewalks, parks) is:

36.7%

37.8%

25.5%
Stable

Improving
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Figure 4 Survey Economic Conditions Responses

Do you perceive economic development/job
creation to be a critical issue in the City?
7.9%
9.5%

82.5%

Yes

No

Unsure/Not Applicable

Figure 5 Survey Safety Responses

Do you feel safe in your
immediate neighborhood?
9.0%

28.0%

63.0%

Yes

No

Unsure/Not Applicable
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Figure 6 Survey Housing Condition Responses

Do you think the physical condition of
housing in your neighborhood is:

34.9%
42.3%

22.8%
Stable

Improving

Declining

Figure 7 Abandoned Properties Survey Responses

Do you think abandoned or foreclosed
properties are a critical issue in the City?
2.8%

11.6%

85.6%

Yes

No

Unsure/Not Applicable

Community Services


More than half of respondents found that the city is in “high need” of every type of public service
in the list provided. The only exception was homebuyer education, which only 48% of
respondents thought the city had high need.
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The vast majority of respondents found that the City has a “high need” housing, community
services, community facilities, economic development and infrastructure.

Table 1 Community Development Needs Survey Responses
Please rank the level of need for the following types of Community Development in the City
Community Development Activities
Safe and Affordable Housing
Community/Neighborhood Services
Community/Neighborhood Facilities
Economic Development
Infrastructure (Streets, Sidewalks, Parks)

Low Need

Moderate Need

High Need

2%
4%
4%
2%
4%

14%
32%
36%
20%
22%

83%
63%
59%
77%
73%

Table 2 Public Service Needs Survey Responses
Please rank the level of need for the following types of Public Services in the City:
Public Service Activities
Youth Services/Child Care
Senior Services
Job Training/Readiness Programs
Health/Behavioral Health Services
Homebuyer Education/Financial Literacy
Fair Housing
Services for Persons with Disabilities
Homeless Services
Domestic Violence Services
Legal Services

Low Need

Moderate
Need

High
Need

Unsure/Not
Applicable

2%
3%
1%
3%
8%
3%
0%
2%
2%
8%

25%
38%
20%
17%
40%
30%
32%
20%
25%
36%

67%
54%
76%
78%
48%
64%
64%
76%
67%
53%

6%
4%
2%
2%
4%
2%
3%
1%
6%
4%

Disability and Access






A majority of respondents who have or a family member has a disability agreed or strongly
agreed that they or a family member with a disability cannot navigate the neighborhood in an
acceptable way due to inadequate sidewalk or lighting conditions.
23% of respondents agreed or strongly agreed that they cannot afford housing that has
handicapped or accessibility features.
No respondent indicated that a landlord refused to accept a service animal on the premises.
12% agreed or strongly agreed that a landlord refused to make an accommodation for a tenant’s
disability.
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Table 3 Disability and Access Survey Responses
Please rate your level of agreement with the following statements:
Strongly
Disagree

Disagree

Agree

Strongly
Agree

N/A

Response
Count

3

13

16

13

6

51

4

16

6

5

18

49

My landlord refused to accept a service animal.

6

13

0

0

29

48

My landlord refused to make an accommodation
for me or my household member’s disability.

6

10

4

3

26

49

Disability Analysis
Either a household member or I have a disability
and cannot get around the neighborhood because
of broken sidewalks/no sidewalks/poor street
lighting.
I can’t afford a housing unit that has
accessibility/handicapped features (e.g. grab
bars, ramps, handicapped parking).

Fair Housing





When asked about barriers to moving to another part of Mobile, 45% of respondents indicated
they did not want to move. 23% indicated that they could move if they wanted to.
21% cited their inability to move due to unaffordability of other neighborhoods; 17% cited
moving costs.
6% cited discrimination as a barrier to moving; 4% cited their race/ethnicity.
When asked what actions they had taken if they had felt discriminated against, a majority (65%),
did nothing, while 15% said they contacted a fair housing organization.

Table 4 Fair Housing Barriers Survey Responses
What barriers, if any, keep you from living in another part of Mobile (check all that apply)?
Barriers to Housing

Response
Percent

Response
Count

45.1%
23.8%
21.2%
17.1%
5.2%
3.6%
4.7%
6.2%
0.5%
2.1%
7.8%

87
46
41
33
10
7
9
12
1
4
15

I don’t want to live in another part of Mobile
There are no barriers, if I wanted to move, I could
Can’t afford to live anywhere else
Can’t afford moving expenses
Access to public transit
My race/ethnicity
My family status
Discrimination
Felony/criminal record
No accessibility/handicapped accessible housing elsewhere
Other (please specify)

Table 5 Fair Housing Discrimination Survey Responses
If you felt you were discriminated against, what did you do about the discrimination (check
all that apply)?
Responses to Discrimination
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Called/emailed Fair Housing organization
Called/emailed other organization
Called/emailed Housing Authority
Called/emailed government agency
Called/emailed a lawyer
Nothing
Other

14.6%
2.4%
7.3%
2.4%
7.3%
65.9%
12.2%

6
1
3
1
3
27
5

Stakeholder Consultation
Throughout the process, a number of organizations were consulted to provide qualitative and quantitative
data for the Assessment of Fair Housing. These organizations represent a cross section of organizations
working directly on various aspects of community development and provide different perspectives on fair
housing issues in Mobile. The goal of this outreach was to find areas of consensus among stakeholders
and identify potential policy initiatives to further fair housing in the community.


















Bishop State Community College
Center for Fair Housing
City of Mobile – Advisory Commission on Disabled
Community Foundation of South Alabama
Habitat for Humanity of Southwest Alabama
Housing First Inc.
Independent Living Center of Mobile Arc (MARC)
Mobile Area Association of Realtors (MAAR)
Mobile-Baldwin Continuum of Care
Mobile County Alabama
Mobile Housing Board
Mobile Housing Board Resident Advisory Board
Sybil H. Smith Family Village (Dumas Wesley Community Center)
United Methodist Inner City Mission
United Way of Southwest Alabama
Volunteers of America
Wave Transit System

Community Participation
The City of Mobile’s efforts to engage community in the AFFH process have resulted in meaningful
community feedback on the fair housing issues facing City residents. The City of Mobile’s Housing and
Community Development Department office has experienced significant staff turnover since the previous
Analysis of Impediments to Fair Housing. The new Department staff is working to establish or reestablish
connections with key nonprofit and fair housing organizations, sub recipients, and service providers. The
AFFH process has allowed the staff to make headway in reestablishing these connections. As the City is
assuming management of HUD CPD funds that have historically resided within the Mobile Housing
Board’s Authority, they are working to build partnerships with community organizations and nonprofits
through the AFFH process, a Housing Plan (to be developed in late summer/fall 2017), and the
Consolidated Planning Process. While the community and stakeholder engagement is an ongoing process
for City staff, to date 18 organizations have been interviewed, and 233 people have responded to the
City’s AFFH survey.
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Stakeholder Interviews
Stakeholder interviews focused on identifying Mobile’s community development assets, challenges,
needs, current impediments to fair housing and potential actions to address impediments. The following
provides a summary of these comments and the most common answers.
Community Assets
According to stakeholders, Mobile has an array of both social and physical assets. Nearly every
respondent commented on the strength of local leadership and dedicated community members. Many
noted the importance of strong working relationships and the willingness of community leaders to work
together to tackle big community development issues. Additionally, many respondents had an optimistic
view of the Mayor’s Office and their approach to governing.
The success of local economic development efforts to attract new jobs was also a common answer among
respondents. Overall, there was a level of optimism surrounding the ability to attract companies such as
Airbus, Walmart, and Amazon.
Stakeholders also identified various physical attributes that are considered assets to the community. The
prevalence of water in the region for recreation, industry, and as a natural resource came up again and
again in interviews. This includes Mobile’s port and other infrastructure such as Interstate 10 that provide
Mobile with the transportation infrastructure to attract and retain businesses. In addition to the active
physical assets, stakeholders identified blighted properties and vacant lots as an asset for redevelopment
activities.
Community Challenges
While stakeholders identified the leadership of the community development committee as an asset, many
felt that bringing leaders together from various organizations was a challenge. Many felt there could be
additional opportunities to bring people together to coordinate services and create an effective network of
service providers to make greater change and serve residents. A number of stakeholders identified this as
especially necessary in the face of declining resources at a federal and local level.
One of the major challenges identified during stakeholder interviews was the disparities in access to
opportunity for a large percentage of residents. These disparities were linked to long standing patterns of
segregation in the community. Communities of color and residents living in poverty have limited access
to affordable housing, transportation, and living wage jobs. Additionally, due to the development patterns
throughout Mobile, a number of organizations that provide services to individuals seeking housing,
transportation, and education/job skills are located outside of neighborhoods with the most need. The
Public School System was also identified as a challenge, with many stakeholders noting the bad
reputation of several schools and prevalence of parochial and private schools in the area.
In addition to the lack of direct funding, affordable housing developers identified challenges in accessing
sustainable financing, market challenges, and restrictive zoning policies. Community opposition to
development was another challenge affordable housing developers consistently face across the city.
Stakeholders identified aging and inadequate infrastructure as a challenge for Mobile. Outside of basic
infrastructure maintenance and improvements for sewer, roads, and parks, there is also a need for
additional regional transportation infrastructure. The need for a bridge over the Mobile River came up
during numerous interviews.
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Community Needs
Every stakeholder identified affordable housing as a community need. Specifically, there is a need for
supportive housing to serve populations that are suffering from addiction and mental illness. Another
major need in the community is housing for those returning from prison or jail. Publicly sponsored
housing is not an option for many returning from jail or prison under existing policies. There is also a
need for emergency housing, as publicly supported housing has rules, regulations, and a wait list that
prevent households from being able to access housing quickly.
In addition to affordable units, there is a greater need for critical repair programs and funding. These
funds support households that own their homes and need assistance with major repairs or modifications,
decreasing blight and allowing residents to stay in their homes.
In addition to affordable housing, stakeholders overwhelmingly commented on the need for expanded
transit service. Many noted that current routes made it difficult, if not impossible to use transit to get to
and from work and access services.
Beyond housing, many stakeholders felt Mobile needs additional mental health and addiction services.
One stakeholder in particular mentioned that the community is still struggling to identify the severity of
the problem and there is a dire need for additional access to treatment, medication, and corresponding
services.
Stakeholders also identified the need for programs and activities to engage youth, a community based
police force and environmental protection for all Mobilians.
Current Impediments to Fair Housing
Stakeholders identified a number of real estate and housing market impediments that currently exist in
Mobile. Overall, there is a lack of affordable options for those living in poverty, the elderly, and disabled.
This is demonstrated by waiting lists for publicly funded housing units and housing units for the
homeless. In addition to those on waiting lists who meet programmatic requirements, there are individuals
who do not meet these requirements (including those who have been incarcerated) and have very limited
access to quality affordable housing.
Interviews also provided insight into the challenges to educate and inform the community about fair
housing. Overall, there is a lack of awareness surrounding fair housing and the resources and services
provided by the Center for Fair Housing. Marketing and outreach efforts have declined as funding has
decreased and been primarily focused on training, program delivery and less on outreach and engagement.
Additionally, stakeholders identified that training sessions for local organizations could be more focused
to draw more participants.
The majority of stakeholders identified that cuts to public transit services continue to impede mobility and
access to public transit.
The lack of financial education and training in the community is still present according to stakeholders.
Lack of access to financial services continues to be a problem and some stakeholders felt that redlining
still existed in the community.
Stakeholders identified that blight continues to be a problem in certain neighborhoods, impeding access to
safe and healthy neighborhoods. Neighborhoods that are being impacted by blight continue to face
barriers in accessing basic amenities such as grocery stores.
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A theme that repeatedly arose in interviews was the continued need for additional job training and
educational programs to prepare and connect low to moderate income individuals to available jobs in the
region.
Stakeholders acknowledged the efforts of the City to improve infrastructure across the city. These
improvements include making sidewalks more accessible and improving access to all individuals,
including the disabled.
Potential Actions to Address Impediments
In each interview, participants were asked to describe potential fair housing goals and the action items
that could be implemented to address them.
The need for greater cooperation among stakeholders was a common theme throughout the interviews.
Many suggested bringing stakeholders together to both acknowledge the important role local service
providers play in the community, as well as create and implement strategies to address community
development issues citywide.
Housing developers suggested strategies and policies that promote affordable housing development and
simplify the process. Stakeholders would like to see strategies that encourage developers and funders to
become more efficient, such as incentives to develop at scale, ensure timely payments, and ease city fees
and requirements. Strategies to address neighborhood conditions and access to opportunity, such as
targeted demolition, development subsidies in high needs neighborhoods, and development near transit,
were suggested by stakeholders as well.
The City of Mobile and the Mobile Housing Board should also work together to keep redevelopment
efforts on track at Mobile Housing Board properties and increase the number of affordable housing units
through the Choice Neighborhoods program.
Fair Housing and homebuyer education services can be improved through additional engagement and
cooperation to provide both residents and developers with the education they need to further fair housing
in Mobile.
Stakeholders also agreed on the need to identify funding sources and strategies to improve transit across
the city and increase access to jobs and services.
As Mobile continues to attract new companies and jobs, stakeholders support existing educational and job
training efforts and would like to see more opportunities for all of Mobile’s residents to participate in the
local job market.

Community Meeting – June 22, 2017
The City of Mobile hosted a community meeting to provide residents with an overview of the Assessment
of Fair Housing process, initial findings, and current initiatives. The community was also asked to
provide feedback on the initial data analysis and ask questions. Below is a summary of questions and
comments provided by community members:
Question: How is this tied into the Choice Neighborhoods planning efforts and MAP for Mobile planning
efforts?
Answer: The Assessment of Fair Housing includes an analysis and coordination with all housing
and community development planning activities currently taking place in Mobile.
Question: Are there any public housing developments (Mobile Housing Board) receiving tax credits?
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Answer: Mobile Housing Board (MHB) has two (2) tax credit properties – Downtown
Renaissance and The Renaissance Family housing developments. The Mobile Housing Board
(MHB) received an allocation from the Alabama Housing Finance Agency in the 2016 cycle of
Low Income Housing Tax Credit (LIHTC) allocations. It is part of their Rental Assistance
Demonstration (RAD) conversion application to the Department of Housing and Urban
Development (HUD) and is just outside the City limits, west of I-65.
Question: Is there a review of the WAVE transit plan from 2015?
Answer: Yes, as part of the AFH document, the City has reviewed a range of existing community
development and housing strategies and plans (see Figure 10).
Question: I work with a lot of clients who are looking for work – are there training programs?
Answer: The City is currently working with local employers, community colleges and service
providers to enhance and increase the availability of job training programs.
Question: Bishop State is currently working on programs and adjusting class scheduled to meet the
training needs of residents in the region. There are not a lot of night classes – looking to change that to
attract more students.
Answer: The City is supporting this effort and collaborating with Bishop State to achieve this
effort.

Question: What is the status of the vacant Mobile Housing Board Developments?
Answer: The HUD Office of Inspector General issued a finding that the Mobile Housing Board
(MHB) produce an overall organizational plan for HUD to review and track progress. The MHB
plan is currently under development and will include a plan for vacant MHB properties. The
MHB is also currently finalizing the hiring of a new Executive Director.

Community Meeting – July 13, 2017
The City of Mobile hosted a community meeting at Government Plaza to provide an overview of the
Assessment of Fair Housing document and specifically fair housing goals and strategies. Below is a
summary of questions and comments provided by community members:
Question: Where can the draft of the plan be reviewed?
Answer: Mr. Roberts stated that the draft is available for review in the Community & Housing
Development Department, Monday-Friday 8:00am to 5:00pm. Also, a copy of the draft can be
emailed by request. He also stated that the draft is also available on the City’s website,
www.cityofmobile.org.
Question: How can the public submit comments?
Answer: Mr. Roberts stated that comments must be submitted in writing to Community and
Housing Development.
Question: How can a Commission of Fair Housing be developed?
Answer: Mr. Roberts stated that the City can only address limited issues with HUD funding. Mr.
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Roberts stated that state and county funding addresses transportation and education issues.
Question: Are the Hispanic and Asian populations included in community engagement and outreach?
Answer: Mr. Roberts stated that the consultants, GCR Inc., contacted about 40-50 groups, some of
whom were Hispanic and Asian. Information regarding the plan and community meetings was
advertised, including the survey, in English and Spanish.
Question: Are the housing programs available to county or city only?
Answer: Mrs. Hansberry stated that all housing programs are currently only offered to residents
within the city limits of Mobile.
Question: How does Community and Housing Development advertise programs?
Answer: Mr. Roberts stated that all programs are advertised on the City of Mobile’s website, the
local newspaper- The Mobile Press Register, and many nonprofit organizations receive information
to pass along to citizens they serve.
Question: How are grocery stores and amenities that citizens need, along with transportation to access
these amenities being address?
Answer: Mr. Roberts stated that the new Publix grocery store on Old Shell Rd will address a lot of
those issues due to it being located in Midtown, a central location.
Question: How are segregation issues being address within the City?
Answer: Mr. Roberts stated that a survey was conducted and a large percent of respondents
indicated that they did not want to move from their existing location. Ms. Reed indicated that this
response is based solely on the surveys that were completed; which is why citizens are strongly
encouraged to attend the community meetings and public hearings.
Question: How broad is the survey getting distributed?
Answer: Mr. Roberts stated that the survey is being distributed through ever available channel,
such as, the City of Mobile’s website, the local newspaper, through many non-profit organizations,
and social media.
Question: Were any paper copies of the survey distributed?
Answer: Mr. Roberts stated that the surveys were electronic, but if a citizen preferred to print it
out and submit it to the City, they were also accepted.
Question: Were small minority businesses distributed a survey?
Answer: Mr. Roberts indicated that Archnique Kidd with the City of Mobile Procurement
Department was given a paper copy of the survey to pass along to minority business owners.
Question: Are the results of the survey and how it was distributed available for review by the public?
Answer: Mr. Roberts indicated that the results of the survey are in the actual plan and is available
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for review by the public. A copy of the plan is located in the Community and Housing Development
Department and also on the City of Mobile’s website under the announcements tab.
Question: Are future generations, such as the younger citizens, contacted regarding housing and
community needs rather than established citizens?
Answer: Mr. Roberts indicated that the information was captured on the survey. Christopher
McGadney, Program Analyst with Community and Housing Development stated that the survey
was distributed to the local colleges and universities within the City, but did not receive very many
completed surveys from the younger citizens. Mr. Roberts also stressed that the survey was
available online for citizen access.
Question: Are tax delinquent properties available for use by single parent families?
Answer: Mr. Roberts stated that many houses are not habitable.
Question: Does the city have a plan to replace low income affordable housing that is being lost?
Answer: Mr. Roberts indicated that housing that is not habitable is housing that is mainly being
lost. He stated that the city has a new affordable apartment complex, Somerby Apartments,
currently under construction off Cody Road. Mr. Roberts stated that five new affordable houses
located on Prichard Avenue should become available within the next four or five months and many
developers are currently looking into the Campground area for construction of new affordable
housing.
Question: How will the City address gentrification?
Answer: Mr. Roberts stated that the city is looking toward developing more empty lots and trying
to get lots to neighbors through new programs that are being developed.
Question: What options will be available to residents of the R.V. Taylor housing projects?
Answer: Mr. Roberts stated that would be a question for the Mobile Housing Board who oversees
that property.
Comment: Surveys should be given to each City Council representative to pass to all citizens within their
district.
Response: Mr. Roberts indicated that each Council representative received information in regards
to the City’s fair housing plan.
Comment: The survey was not distributed broadly enough using all means and available resources;
therefore it was not a very accurate representation of the community.
Response: Ms. Reed indicated that staff with Community and Housing Development attends many
Local community meetings and also encourage citizens to attend meetings held by the City of
Mobile. Ms. Reed stated that the information gathered is based on those who actually attend the
meetings, which is why citizen participation strongly encouraged. Ms. Reed suggested that all
those in attendance encourage citizens in their area to participate and attend the next community
meeting and public hearing to voice their concerns.
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Comment: Community and Housing Development should get more involved with the Mobile Housing
Board.
Response: Mr. Roberts stated that the City is waiting on a new director to be chosen for the Mobile
Housing Board and at that point they can work with the organization to do an assessment of
available vacant units.
Comment: The City of Mobile Planning Commission should recommend certain areas, such as,
Toulminville for new developments.
Response: Mr. Roberts stated that largely depends on what the merchants are looking for and there
Are also certain factors, such as, zoning clearances and environmental issues that must to be taken
into consideration when determining a location.

Community Meeting – July 27, 2017
The City of Mobile hosted a community meeting at the Ben May Library to provide an overview of the
Assessment of Fair Housing document and specifically fair housing goals and strategies. Below is a
summary of questions and comments provided by community members:
Question: Given your knowledge of other communities, what challenges were identified that are specific
to Mobile?
Answer: Mobile is facing similar challenges to other communities. The process for each city is the
same and can be difficult for smaller cities. There was a Supreme Court case in New York in which
a community was sued and lost because they had overreached on their goals. The process is now
focused on setting attainable goals. We encourage you to keep coming out to provide input
throughout the process. This is a HUD mandated document, but we will also be working on another
Housing Plan for the City’s Community and Housing Development Department.
Question: These goals seem lofty and progressive for Mobile. What is the timeline to achieve these goals?
Answer: These goals will be incorporated into the Consolidated Plan that will be in place from
May 2018 to April 2023. HUD requires that the Community and Housing Development Department
demonstrate progress towards these goals.
Question: Can you address NIMBY in areas that have affordable housing?
Answer: We have the ability to distribute funds throughout the City. Overall, these concerns tend
to be political. Since our HUD budget is approved in bulk by Council, this tends to not be an issue
with City financed projects. We work with developers to meet local requirements before
development begins.
Comment: You mentioned encouraging developer set asides, providing variances and subsidy. As well as,
inclusionary zoning through the zoning code. You are currently developing housing in neighborhoods and
one by one throughout the city. Let’s do block by block.
Response: We are at the beginning stages of a Housing Study which will be a tool to help inform
where we can build in the market and other strategic development. There may be the opportunity
to engage in block by block development, specifically with rehab.
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Question: Are you working the iTeam?
Answer: Yes, their work has caused the restructuring of our department. Municipal Enforcement
and Community and Housing Development are now in the same department.
Question: Are you working with the Downtown Mobile Alliance?
Answer: Yes, we are working with them. They are concerned about housing in the community.
Question: Are there any plans to work with the residents of the Mobile Housing Board on fair housing
issues?
Answer: We are working with the Mobile Housing Board to update their application process and
prioritize applicants that are homeless. This document does not cover the board. During our process
we met with a group of resident leaders. The Mobile Housing Board will have to complete their
own Assessment of Fair Housing.
Question: Are there numbers associated with the goals?
Answer: The document provides more detail on the goals, including target investments.
Question: Several houses are being built for first time homebuyers. How much total funding is available
to get people into homes?
Answer: We provide first time homebuyers with the opportunity to get a second mortgage on the
property. We have increased the budget for down payment assistance from $60,000 to $250,000
over the last two years. Last year we provided funding for 30 homebuyers.
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IV. Assessment of Past Goals, Actions and Strategies
Description of Five-Year Action Plan Tasks 2012
The City completed an Analysis of Impediment to Fair Housing Choice in 2012 in which the City
identified 26 impediments to fair housing. The City’s Community and Housing Development Department
has taken action on many of these impediments and will continue to address several of these impediments
with action steps identified in this Assessment of Fair Housing.

1. Expand Mobile citizens’ access to fair housing services and assistance.
Preparatory activities consist of defining the specific services the Center for Fair Housing is to provide to
the City of Mobile and its citizens in return for increased funding, identifying any changes in governance
required and defining reporting requirements and expected outcomes. Continuing activities should
involve completing contractual arrangements and oversight of the first six months of expanded services.
Once the initial service period is complete, any necessary adjustments should be made to improve service
delivery so that the implementation phase proceeds smoothly.
Status: The City provided funding to the Center for Fair Housing to conduct fair housing training and
outreach.

2. Amend the City’s 1980 Discrimination in Housing Ordinance to include discrimination
against persons with disabilities and discrimination based on familial status.
Because federal fair housing law provides legal coverage for most protected classes, several vulnerable
classes have legal recourse. Mobile’s law is deficient in the cases of disability and familial status, which
are covered by federal law. Preparatory activities should involve decisions and definitions of activities to
be covered by the updated Mobile law. Continuing activities will involve garnering sufficient legal and
political support to enact the legislation, and implementation will consist of dissemination and education
regarding the law and its requirements once it has passed.
Status: In 2015, the Mobile City Council passed an ordinance to amend Chapter 28, Article III,
Discrimination in Housing to include the following protected classes; race, sex, color, religion, national
origin, ancestry, familial status, handicap, age, military status, ethnicity, marital status, gender identity
or expression, or sexual orientation.

3. Develop robust policies and well-funded programs to foster the evolution of racially,
ethnically and economically mixed gentrifying neighborhoods.
Preparatory activities will require the following: crafting of programs designed to retain local resident
owners and renters, defining the geographic areas most susceptible to gentrification, real estate research to
determine the movement of prices in the potential gentrification areas, a subsequent assessment of which
of the areas should be the initial focus of programmatic activity, the completion and legal adoption of a
definition of affordable housing, and other activities that derive from or are required by the preceding
tasks. Continuing activities will entail pulling the separate streams of research and policy development
into a coherent, comprehensive program to be applied to a series of neighborhoods. Implementation will
entail the activation and operation of housing programs and the careful monitoring of the programs to
make certain that they are achieving their objectives.
Status: To mitigate the effects of gentrification, the City invests in areas adjacent to downtown that are at
risk of gentrification given recent investment trends in downtown and eastern Mobile.
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4. Institute a program to remediate lead exposure risks focused on residences of young African
American children.
Preliminary activities involve researching federal programs at HUD and DOE to ascertain program
funding, requirements and application cycles. Preliminary discussion with Mobile area health providers
should seek to develop partnerships in application preparations. Fine grained analysis of the distribution
and location of African American children under six and housing built before 1978 should be undertaken
when a clear direction for a remediation program has evolved. At the same time, Mobile planners should
design a small, locally funded remediation program that can be applied to units where lead poisoning
problems are identified or units that are not addressed by the eventually federally funded programs.
Continuing activities should be formalizing partnerships with medical institutions, filing applications, and
launching blood-level tests. Implementation activities are those required to operate the funded lead based
paint remediation programs: contracting with funding agencies; staffing; program management and
monitoring.
Status: The City incorporates lead abatement and remediation into activities as risk of lead is identified
on the property.

5. Consider adopting building regulations to make all new homes “visitable.”
Consultations with the Advisory Commission for the Disabled, the Urban Development Department,
Mobile Homebuilders, the City Attorney and Legal Staff and other institutions serving disabled persons
are preliminary activities that should be organized to produce consensus support for a revision of the
building code to make new homes “visitable.” Continuing and implementation activities consist of
passing the legislation, disseminating information regarding the law and its requirements and training
inspectors to enforce it.
Status: The Department determined it was not possible to move forward with this action due to the
political and physical landscape in the region.

6. A concentrated effort should be made to prepare an Africa Town Redevelopment Plan that
enhances and protects the residents’ lives.
Preliminary activities consist of steps to secure approval to execute an Africa Town Redevelopment Plan.
Simultaneously, contacts with Africa Town residents should ensure that different groups within the
community and different demographic segments of the population are adequately represented. A
mechanism to proactively review development proposals, particularly along Bay Bridge Road, should be
established. Discourage intrusive development that would destroy the historic qualities of Africa Town.
Also ensure an adequate buffer along Bay Bridge Road to protect the suitability of the community for
residential use.
It is likely that some residents will need assistance in securing clear title to their properties. Property
research should be organized to support residents gaining clear title. It may also be necessary to advise
residents regarding potential predatory property acquisitions and train respected members of the
community to assist in evaluating unsolicited offers to purchase.
Continuing activities consist of best practices neighborhood community development planning
procedures to establish goals and a vision, design of programs to accomplish those aspirations and
securing approval from the City of Mobile for the Redevelopment Plan. Implementation of the ‘Plan’ will
involve finding sufficient resources to accomplish the goals and vision as well as undertaking the other
activities specified in the Plan. Any such Plan should also seek to balance the need for historic
preservation with the need to revitalize the area.
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Status: The Department completed the development of an Africa Town Redevelopment Plan.

7. Consider permitting accessory dwelling units in R-1 districts.
Preliminary activities include defining accessory dwellings in a way which will advance prospects for the
eventual incorporation of accessory dwellings into the Mobile Zoning Ordinance R-1 category.
Institutions that should be included in the formulation of a definition and appropriate legislation are the
Urban Development Department, the Planning Commission, Community Planning and Development and
the City Attorney and Legal Staff.
One preliminary/continuing activity that should be considered is a sample survey of existing accessory
dwelling units in different sections/types of areas in Mobile. The objective of the survey is not statistical
measurement but identification of existing accessory units and a photographic description of their likely
minimal effect on surrounding properties in order to illustrate to citizens the compatibility of the use-type
in single family residential districts.
Once a definition is approved by the appropriate parties and legislation has been drafted, Council
approval should be sought. Following adoption by the City of Mobile, publication, dissemination and
education should follow.
Status: The City is currently reviewing its land use and zoning policy and the department is preparing
recommendations to ensure access and reduce barriers to affordable housing.

8. Transparently reflect and document the fact that city plan reviews do not assess accessibility
or compliance with federal requirements.
Stamping plans submitted to the Urban Development Department under existing plan review procedures
with a statement that plans have not been reviewed for accessibility by persons with disabilities should be
implemented expeditiously. Stamping drawings to this effect will remove any ambiguity as to the scope
of accessibility review.
Status: All plans are now reviewed by the City’s ADA Compliance Officer.

9. Strive for more balanced representation on public boards and commissions.
As vacancies become available, qualified members of underrepresented groups should be seriously
considered for openings on the Mobile Planning Commission, Board of Zoning Adjustment, Codes
Advisory Commission and the Historic District Development Commission. Lists of qualified persons
should be prepared in advance of vacancies.
Status: The Department ensures under-represented groups are included on the board of the City’s
Community Housing Development Organizations (CHDOs).

10. Investigate and consider creating a functioning information system for accessible units.
Research on the proportion of the existing stock that is handicapped accessible can build on the Center for
Fair Housing’s survey of newly constructed units to determine a reasonably accurate estimate of the
accessible supply. Reconnaissance research should include the Advisory Commission on Disabled, the
Mobile Housing Board, the Planning Commission and Centers for Independent Living. With this data as
background, a carefully structured sample survey of affordable accessible units in different sections of the
city should be designed and inexpensively bid or contracted with local academic institutions on a pro
bono basis. The objective of the survey is to estimate the utility of conducting a more extensive inventory.
Of particular concern to the preliminary sample survey is the proportion of rental units built over the last
30 years that are accessible. The complexities and contradictions in national legislation and the limits on
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local enforcement of federal accessibility requirements means that there are widely varying estimates of
the proportion of these units that are actually accessible.
These data may be sufficient to determine whether or not further field research is required to refine the
estimate. If the number of accessible units in the existing stock is estimated to be large enough to indicate
that expanding access to them would substantially increase the number of satisfactorily housed disabled
people, then the development of a cost effective information system centered on the existing supply of
accessible rental units but also incorporating new additions to the supply (presently tracked by the Center
for Fair Housing) should proceed.
Status: The State maintains a database and the Department directs inquiries to the State’s database.

11. Consider creating a reserve fund to temporarily rent accessible rental housing until it can be
occupied by a household in need of an accessible unit.
The results of the preceding research will disclose whether or not there is sufficient accessible supply to
merit undertaking the construction of a reserve fund to temporarily rent accessible units so that people
requiring them may subsequently rent them.
Temporary rentals will require the development of a “Reserve Fund” that can move quickly to secure the
units. There are multiple different ways to organize such a fund, but it will have to be separate from
City/Federal funds and subject to tight financial controls in order to ensure the proper disbursement of
funds only for temporary rentals. Cooperation of the apartment association should be sought to encourage
landlords to voluntarily participate in the temporary rental program.
Status: The Department does not currently have available resources to address this need.

12. Construct small scholarship, fellowship and internship programs to encourage minority youth
to follow career paths that diversify institutions and occupations in the real estate industry.
The most difficult tasks in expanding access to jobs in the development industry will be raising money for
scholarships and fellowships. Consultations with the Mobile Area Education Foundation, Jobs for the
Future, the National Fund for Workforce Solutions, the Urban League and NAACP should be used to
help develop a fundraising strategy and agencies/institutions that will take the lead. Once an initial block
of funds has been obtained, local professional trade associations can be approached with requests to
provide matching funds. A mentor program engaging successful local minority real estate industry
professionals could elicit not only appropriate role models but possibly additional funding. Pro bono
accounting services should be sought to ensure financial probity. The Center for Real Estate Studies at
Southern Alabama University, the likely educator of minority students, can be helpful regarding costs and
requirements.
Status: The Department currently coordinates with Bishop State to deliver job training and workforce
development activities.

13. Analysis of mortgage finance data suggest but do not confirm continuing differential
treatment by race.
Differential mortgage application denial rates may be due to multiple factors. As preliminary activities the
City of Mobile should review currently offered courses in homeownership to ascertain their adequacy and
the level of participation of protected class prospective homeowners. Actions based on these analyses will
take different forms depending on the conclusion to the research. These actions may range from
strengthening pre-purchase housing counseling services, to expanding present programs, to doing
nothing.
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A second type of preliminary inquiry should determine accessibility of multiple protected classes to
accurate current information on mortgage terms offered by all active lenders (and brokers) in Mobile.
These data should be widely disseminated and any gaps in protected class access should be rectified.
Status: The City completed this analysis as part of this Assessment of Fair Housing.

14. Extend the analyses of racial disparities in mortgage lending to financial institutions. Include
performance in decisions on placement of City of Mobile funds.
The next level of analysis of mortgage loan flows is individual mortgage lenders. These analyses should
be undertaken to understand which institutions perform better than others in lending to protected class
members. Upon completion of these analyses, judgments should be made regarding potential locations of
various City of Mobile accounts. Once the data is in-hand, discussions with institutions that perform
below the median may elicit concrete actions to positively affect mortgage loan flows to protected classes.
Status: The City will further investigate racial disparities using Home Mortgage Disclosure Act data in
the AFFH and upcoming Housing Plan.

15. Encourage regional planning agencies and local governments to recognize and proactively
protect rural African American and rural African American/Indian Communities in Mobile
County.
Responding to previous displacement of rural communities of color by pointing out the potential for
displacement of two rural communities in Mobile County can only involve preliminary activities because
there is no immediate political responsibility for those communities in Mobile City. It would be
inappropriate to do more than observe that the two communities may be at risk, but these observations
should reach senior level officials in Mobile County.
Status: As part of this Assessment of Fair Housing, the City proposes establishing a regional fair housing
working group.

16. Work to reduce the severe shortage in decent affordable housing.
There is a significant shortage of affordable housing that will not be fully eradicated by the present array
of state and federal programs. The City of Mobile should carefully target its own and its share of federal
resources on the most vulnerable households and work to expand the resources available to reduce
housing needs. Continuous vigilance regarding new opportunities, perhaps in the form of a National
Housing Trust Fund, and continuous searching for potential new revenue sources (Housing Enterprise
Zones, etc.) should follow the adoption of a definition of affordable housing (Activity 3) and subsequent
subsidy targeting legislation.
Status: The City currently invests all available resources to affordable housing development and
preservation and actively pursues tax credits and other programs with local developers.

17. Expand both citizens’ and city officials’ knowledge of fair housing laws, requirements and
obligations.
One of the fundamental assignments of the expanded support for fair housing at the Center for Fair
Housing (Activity 1) should be increasing awareness of fair housing in the population at large, in younger
Mobile residents, in City of Mobile employees and in the real estate industry. Tailored classroom
presentation, workshops, seminars and public service announcements using multiple different media each
have a role to play in strengthening the knowledge of Mobile citizens regarding fair housing.
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Status: The Department currently collaborates with the Center for Fair Housing to conduct fair housing
related trainings.

18. Advise real estate trade associations that real estate marketing research revealed potentially
discriminatory advertisements. Request that associations incorporate the research into their fair
housing education programs. Advise print media of the findings of the research.
Research conducted for the Analysis of Impediments (Chapter 5) identified several ways in which more
substantial support for fair housing could be exhibited in real estate marketing communications. But, the
City of Mobile does not have either the authority or the responsibility to regulate these messages. The best
that can be done is to advise the Home Builders Association of Metro Mobile and the Mobile Bay Area
Apartment Association that the research has been conducted. Simply sending copies of the research or
copies of the Analysis of Impediments is appropriate. Because the trade associations are often busy with
their own particular agendas, it would be useful to offer to discuss the Analysis of Impediments and/or
Chapter 5 with them.
Status: The City has established a strategy to analyze existing apartment rental listings for potential fair
housing violations and plans to review and assess samples of rental listing for any potential violation..

19. Encourage the development and apartment management communities to conduct affirmative
marketing campaigns for new sales housing and all rental housing. Require affirmative
marketing for all recipients of city, state or federal subsidies.
Public service announcements promoting fair housing and developed by local business schools, public
service institutions, or advocacy groups for particular protected classes should be refined and
disseminated broadly. Suggest that real estate trade associations participate in the development and
dissemination of public service announcements.
Status: The City maintains an affirmative fair housing marketing policy.

20. Provide greater emphasis to fair housing in scoring/grading development proposals.
As the City of Mobile moves to support development in multiple different ways, fair housing should
become an explicit attribute of development support. Analyses of programs and actions to support
development should be supplemented with requirements that housing be accessible to protected classes
both to comply with fair housing law and in exchange for government support.
Status: As part of this AFH, the City will include access to opportunity criteria in its HOME application.

21. Prepare to maximize utilization of National Housing Trust Fund funding to further fair
housing and provide housing assistance to those most in need.
The immediate prospects for enactment of the National Housing Trust Fund are not bright. However, the
Fund was on the verge of passage and funding when the financial crisis rearranged federal government
priorities in 2008 and remains the primary policy aspiration of several low income housing organizations.
The prudent strategy is to monitor the status of the proposal until there is some positive movement and
then prepare to be an early applicant.
Status: The City has met with the State to explore strategies to receive these funds.

22. Foster research on the presence or absence of discrimination in home insurance terms,
conditions and prices.
There are reports of increasing complaints regarding homeowner insurance in African American areas,
but empirical assessment of terms, conditions, prices and availability is absent. Creative thinking
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regarding measuring these dimensions of insurance can lead to greater clarity. Small grants to students at
the Center for Real Estate Studies, possibly as part of a new fellowship program, pro bono research by
accounting or legal professional societies and/or fundraising to purchase research may precede allocating
city funds for research.
Status: No action taken, but will consult with the Center for Fair Housing and local education and
workforce development organizations as part of the City’s increased coordination identified in this AFH.

23. Expand efforts to increase understanding and appreciation of racial and cultural diversity.
The first preliminary activity should be to develop an approach to increasing valuation of diversity. A
scan of existing efforts, an informal assessment of their effectiveness, a brief search of kindred
institutions’ best practices and thoughtful reflections on resources and strategies should precede and
undergird identification and selection of strategies.
Particular attention should be paid to professional associations in the real estate industry as their activities
bear most directly on fair housing. Work and engagement with those associations beyond traditional
luncheon speeches should be sought: workshops, fair housing/diversity short courses and other more
enriching formats would contribute to greater understanding. Contact with state continuing education
divisions of real estate professional associations may reveal opportunities to contribute to their fair
housing/ diversity activities.
Long term, continuing activities should be institutionalized when feasible, as there are some deeply
imbedded negative perspectives in need of exposure to the constructive values of fair housing/ diversity.
Status: The City supports and encourages understanding and appreciation of the City’s racial and
cultural diversity through a range of cultural programs.

24. Vigorously work to retain existing Low Income Housing Tax Credit, Project-Based Section 8
and Section 202 units.
Preservation of Low Income Housing Tax Credit, project-based Section 8 and Section 202 units at the end
of their initial low income occupancy period should be sought for individual developments as their
expiration dates near. Refinancing is the route to retention of low income housing. Some states have
developed programs to assist with financial restructuring, but many have not. It may be possible to work
with local financial institutions to minimize local public financial requirements.
The first preliminary step is to determine whether present staff have the expertise in housing finance to
develop and supervise multiple evolving deals to finance and/or refinance the preservation of federally
subsidized low income housing. Some of these deals will involve changes in ownership. If present staff
have or can quickly acquire sufficient expertise and if their energies can be devoted to housing
preservation, then proceed. If not, hire staff with the requisite experience.
Consider consultation with national and/or regional organizations to develop a preservation strategy. A
part of a preservation strategy will be identifying capable owners as there will be occasions when the
present owners will seek to sell. A crucial question here is whether Mobile or the region has sufficiently
experienced nonprofit housing corporations to fill these roles. Given the depth of the low income housing
crisis, there will be private (unsubsidized) low income rental properties that could also be preserved. A
strategic direction regarding these types of properties should be taken early in the process.
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An acquisition strategy should be developed with particular properties as probable targets. Marshaling as
extensive a compliment of resources – from financing to tax deferrals to local foundation support should
precede the implementation of the acquisition program.
Status: The City actively supports the application for tax credit and other affordable housing programs.

25. Research the dynamics of racial and ethnic diversity in neighborhood composition.
As new generations of residents are more accepting of diversity, residential separation is declining. These
changes need to be documented and their impact on prices and other socioeconomic variables measured
in order moderate imbedded beliefs regarding the association of inevitable price declines with increasing
minority presence. The research requires intricate data collection and manipulation, and it is unlikely that
pro bono academic/student research can be marshaled to complete thorough research.
Once sufficiently integrated stable neighborhoods have begun to appear, fundraising to underwrite
research should begin in concert with academic institutions. Joint venture proposals will find greater favor
with prospective funders than solo efforts.
Status: The City completed an analysis as part of this AFH.

26. Monitor and adjust the amount of vacant and developable land zoned for multifamily housing
to ensure that sufficient land is developable as of right.
Replication of the study of the zoning of developable residential land contained in this study should be
performed after housing markets have revived. Depending on the results of the analysis, the research
should be repeated periodically in the future. The key measure will be whether there is sufficient vacant
and developable multifamily land available for “as of right” development. A straightforward calculation
at the same density as the previous year’s production will answer the quantity question. Judging
sufficiency in terms of location is more complex: some sort of standard such as a specific percentage of
vacant and available land zoned for multifamily development in each sector should be developed.
Status: The City is currently reviewing and revising its land use plan to inform revisions to its zoning
code.

IV.1.b. Discuss how you have been successful in achieving past goals, and/or how you have
fallen short of achieving those goals (including potentially harmful unintended consequences).
Since 2012, the City has worked to improve the efficiency and effectiveness of its housing and
community development programs, which has addressed many challenges and impediments identified in
the City’s 2012 Analysis of Impediments. The City has been successful in targeting HUD resources in
under-served areas to improve community services and facilities as well as targeting affordable housing
developments in areas with higher access to opportunities.
A recurring challenge is the City’s limited affordable housing and community development resources to
address the overall needs of the community.

IV.1.c. Discuss any additional policies, actions, or steps that you could take to achieve past
goals, or mitigate the problems you have experienced.
The City has established a series of detailed action steps outlined in this Plan to continue to address past
goals and establish approaches to address prior impediments that were not adequately addressed.
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IV.1.d. Discuss how the experience of program participant(s) with past goals has influenced the
selection of current goals.
In meeting with community groups, community members and other local and regional stakeholders, the
City reviewed past goals for feedback on what issues continued to be impediments and what action steps
each stakeholder recommended to address these impediments as a current goal in this AFH.
This feedback informed both the status of past goals as well as the success of some approaches versus
others in addressing these impediments.
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V. Fair Housing Analysis
V.A. Demographic Summary
Demographics throughout the region shifted as the city of Mobile lost approximately 3% of the
population from 1990 to 2010 and black, non-Hispanic residents became the majority population in the
city of Mobile. Demographic patterns suggest that white, non-Hispanic residents are choosing to live
outside the city of Mobile while black, non-Hispanic residents continue to reside within the city.
Throughout the region, the total population grew approximately 9% from 1990 to 2010. The Hispanic
population saw the largest growth throughout the region for all racial/ethnic groups in the region,
increasing from 3,111 in 1990 to 9,936 in 2010. The growth of Hispanic residents was even greater in the
city of Mobile, as the Hispanic population grew from 1,999 to 4,910
The majority of foreign born residents in 2010 were from Mexico and Vietnam, representative of the local
immigrant and refugee community. Although still a small segment of the population, residents with
limited English proficiency primarily spoke Spanish, Arabic, and Vietnamese.
On a regional level, approximately 33% of residents are impacted by disabilities. Individuals report
ambulatory difficulties at the highest rate (over 9%) followed by cognitively difficulty and independent
living difficulty (approximately 6%).

V.A.1. Describe demographic patterns in the jurisdiction and region, and describe trends over
time (since 1990)
Race and Ethnicity - Demographic Patterns
Mobile, AL



Black, non-Hispanic is the most populous racial/ethnic group in Mobile, AL (48.03%),
followed closely by white, non-Hispanic population (46.06%) in the 2010 Census.
All other racial/ethnic groups, which comprise, Hispanic, Asian or Pacific Islander, nonHispanic, native American, non-Hispanic and Other, non-Hispanic collectively account for
4.66% of Mobile, AL in the 2010 Census.

Mobile, AL Region



The Mobile Region is predominantly white, non-Hispanic, which comprises 59.06%.
Black, non-Hispanic, comprises 34.45%, significantly less than that of Mobile, AL.
All other racial/ethnic groups, (Hispanic, Asian or Pacific Islander, non-Hispanic, Native
American, non-Hispanic and Other, non-Hispanic) collectively comprise 5.23% of the
Mobile AL, region.

Race and Ethnicity – Demographic Trends
Mobile, AL



Mobile is predominately Black, with 48% of the population identifying as Black, nonHispanic in the 2010 Census.
From 1990 to 2010, the White population declined by approximately 23.4% while the
Black population increased 25.6% in the same period.
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Of all the racial and ethnic groups, the Hispanic population experienced the most
significant population increase (146 %) between 1990 and 2010.
The largest increase took place between 2000 and 2010 when the Hispanic population
increased 69% from 2,912 to 4,910.
The Asian or Pacific Islander, non-Hispanic population also experienced significant
population growth of 87% between 1990 and 2010. Population grew steadily between
1990, 2000 and 2010, where the Asian or Pacific Islander population represented 0.95,
1.69 and 1.79 % of Mobile’s population, respectively.
In 2010 there were 3,615 Asian or Pacific Islander, non-Hispanic residents in Mobile, AL.
The Native American, non-Hispanic population is the least populous racial and ethnic
group identified in Mobile in 2010.
In 1990, there were 437 Native American residents, which comprised 0.22 % of Mobile’s
population. The Native American, non-Hispanic population peaked in 2000 with a
population of 928; however, population declined by 30 % between 2000 and 2010, where
the Native American, Non-Hispanic population was 651.

Percentage of Race/Ethnicity Mobile, AL, 1990 to 2010
Figure 8 Percentage of Race/Ethnicity Mobile, AL, 1990 to 2010
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Mobile, AL Region





White, non-Hispanic population decreased 3% between 1990 and 2010 from 252,548 to
243,904.
All other racial or ethnic groups experienced population growth between 1990 and 2010.
The black, non-Hispanic population increased 21% between 1990 and 2010.
Between 1990 and 2010, the Hispanic population increased 219%; the most significant
population increase of all the racial/ethnic groups, similar to Mobile, AL.
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Asian or Pacific Islander, non-Hispanic population grew 135% from 3,267 to 7,664
between 1990 and 2010.
Native American non-Hispanic population grew 92% between 1990 and 2010. Population
declined slightly between 2000 and 2010, from 3,970 to 3,541541, a decline of 429
people.
Percentage of Race/Ethnicity, Mobile, AL Region, 1990 to 2010
Figure 9 Percentage of Race/Ethnicity, Mobile, AL Region, 1990 to 2010
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National Origin - Demographic Patterns
Mobile, AL


Most foreign-born residents in Mobile originated from Mexico (928 residents), followed by
Vietnam and India, with 576 and 439 residents respectively in 2010.

Mobile, AL Region


Mexico, Vietnam, and India were also the top three countries of origin for foreign residents
within the Mobile, AL region in 2010.

National Origin – Demographic Trends
Mobile, AL



The number of foreign born residents increased between 1990 and 2010 from 4,206 to 6,903, or
64%.
As of 2010, foreign born residents comprised 3.52% of Mobile’s population. The top countries of
origin for foreign born residents in Mobile, AL are: Mexico, (902 or 0.50%) Vietnam (524 or
0.29%) and India (467 or 0.26%).
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Mobile, AL Region





The proportion of foreign born residents doubled in the Mobile, AL Region in the last two
decades.
In 1990, foreign born residents represented 1.58% (5,993) of population in Mobile, AL’s Region,
and increased 52% (9,133) by 2000.
Another significant increase of foreign born residents took place between 2000 and 2010, to
13,277, a 45% increase.
The top countries of origin for foreign born residents were: Mexico (2,141 or 0.56%), Vietnam
(1,556 or 0.4%) and India (844 or 0.22%) in 2010.

Limited English Proficiency – Demographic Patterns
Mobile, AL


The main languages spoken by people with limited English proficiency in Mobile were: Spanish
(0.97%), Vietnamese (0.23%) and Arabic (0.21%) in 2010.

Mobile, AL Region


The main languages spoken by people with limited English proficiency in the Mobile, AL Region
were: Spanish (0.94%), Vietnamese (0.28%) and Cambodian (0.10%) in 2010.

Limited English Proficiency – Demographic Trends
Mobile, AL



Population with limited English proficiency increased from 2,688 in 1990 to 3,961 in 2010 (47%
increase).
The main languages spoken by people with limited English proficiency in Mobile are: Spanish
(0.91%), Arabic (0.21%) and Vietnamese (0.21%) in 2010.

Mobile, AL Region



Residents with limited English proficiency increased from 4,516 in 1990 to 7,762 in 2010; a 72%
rise.
The main languages spoken by people with limited English proficiency in Mobile, AL Region
were: Spanish (1.01%), Vietnamese (0.30%) and Cambodian (0.11%) in 2010.

Disability Type – Demographic Patterns
Mobile, AL



Nearly 32% of residents reported having a disability in 2010.
The most common disabilities in 2010 include ambulatory, which affects 9.39% of Mobile’s
residents, followed by cognitive and independent living difficulties. Less common disabilities
include hearing difficulties, self-care and vision difficulties.

Mobile, AL Region



Over 33% of residents reported having a disability in 2010.
The most common disabilities in the Mobile region are similar to those of Mobile (ambulatory,
cognitive and independent living difficulties).
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Sex – Demographic Patterns
Mobile, AL


The male population comprised just under half of the population of Mobile, AL (47.19%), while
the female population comprised 52.81% in 2010.

Mobile, AL Region


Comparable to Mobile, the male population comprised 48.03% of the population, while the
female population comprised 51.97% in 2010.

Sex - Demographic Trends
Mobile, AL






The male population generally comprises just under half of the population of Mobile, AL. In
1990, the proportion of male population was 46.39% or 94,072, which increased slightly in 2010
to 47.19% or 95,140.
There was a slight decrease in male population from 95,394 in 2000 to 95,140 in 2010.
The female population generally comprises just over half of the population of Mobile, AL.
Female population increased from 108,731 in 1990 to 109,501 in 2000, but declined to 106,482 in
2010.
Overall, female population decreased by 2% between 1990 and 2010.

Mobile, AL Region



Similar to Mobile, AL, the male population comprises just under half of the Mobile region's
population and steadily increased from 1990 to 2010.
Despite increasing in number from 198,966 in 1990 to 209,880 in 2000, the proportion of females
decreased slightly from 52.56% to 52.49% for the same period, and continued to decrease in 2010
to 51.97%.

Age – Demographic Patterns
Mobile, AL



The majority of the population in Mobile was between the ages of 18 to 64 (62.11%) in 2010.
24.21% of the population was under 18 and 13.68% 65 or older in 2010.

Mobile, AL Region


Similar to Mobile, 62.01% of the population in the Mobile region in 2010 was between the ages
of 18 to 64; 25.08% is 18 or under and 12.91% is 65 or older.

Age – Demographic Trends
Mobile, AL




The under 18 age cohort represent approximately one quarter of the total population of Mobile,
AL. Between 1990 and 2010 the population under 18 declined 9% from 53,578 to 48,818.
There was a nominal decrease in the “18 to 64” cohort from 121,792 in 1990 to 121,002 in 2000,
which then increased in 2010 to 125,228, a rise of 4,226.
The 65+ age group increased between 1990 and 2000, from 27,432 residents to 28,134 and
decreased in 2010 to 27,576, a loss of 558 residents (2% decrease).
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Mobile, AL Region




Population under 18 declined 4% from 107,799 in 1990 to 103,581 in 2010.
“18 to 64” cohort increased from 59.78% of the population in 1990 to 62.01% in 2010.
The 65+ age group also increased in population. This group had 44,460 residents in 1990, 48,053
in 2000 and 53,321 in 2010. There was an overall increase of 8,861 residents or 20%.

Families with Children – Demographic Patterns
Mobile, AL


In 2010, there were 21,902 families with children, which comprised 43.33% of Mobile’s
population.

Mobile, AL Region


Within the Mobile region, there were 46,952 families with children, which, similar to Mobile,
comprised 43.32% of the population in 2010.

Families with Children – Demographic Trends
Mobile, AL


Families with children steadily declined from 25,145 in 1990, to 23,262 in 2000 and 21,902 in
2010; an overall decline of 13% between 1990 and 2010.

Mobile, AL Region


Families with children also declined overall within the Mobile Region from 50,142 in 1990, to
44,863 in 2000 and slightly increasing to 46,952 in 2010; a net decline of 6% between 1990 and
2010, significantly less than Mobile.
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Table 6 Demographics
Race/Ethnicity
White, non-Hispanic
Black, non-Hispanic
Hispanic
Asian or Pacific Islander, non-Hispanic

(Mobile, AL CDBG, HOME, ESG) Jurisdiction
#
%
92,866
46.06%
96,836
48.03%
4,910
2.44%
3,615
1.79%

Native American, non-Hispanic
Other, non-Hispanic

(Mobile, AL CBSA) Region
#
243,904
142,272
9,936
7,664

651
224

0.32%
0.11%

928
576
439

0.47%
0.29%
0.22%

Country
Mexico
Vietnam
India

326

0.17%

#5 country of origin

China excl. Hong
Kong & Taiwan
Germany

304

#6 country of origin

Philippines

#7 country of origin
#8 country of origin
#9 country of origin
#10 country of origin

National Origin
#1 country of origin
#2 country of origin
#3 country of origin
#4 country of origin

Limited English Proficiency (LEP)
Language
#1 LEP Language
#2 LEP Language
#3 LEP Language
#4 LEP Language
#5 LEP Language
#6 LEP Language

%
59.06%
34.45%
2.41%
1.86%

3,541
428

0.86%
0.10%

2,141
1,556
844

0.52%
0.38%
0.20%

Germany

557

0.13%

0.15%

Cambodia

478

0.12%

267

0.14%

449

0.11%

Honduras

240

0.12%

China excl. Hong
Kong & Taiwan
Philippines

440

0.11%

Cuba
Nicaragua
Guatemala

212
175
172

0.11%
0.09%
0.09%

Cuba
Honduras
Canada

438
427
340

0.11%
0.10%
0.08%

3,882
1,146
420
383

0.94%
0.28%
0.10%
0.09%

Country
Mexico
Vietnam
India

Language

Language

Spanish
Vietnamese
Arabic
Chinese

1,772
421
383
260

0.97%
0.23%
0.21%
0.14%

Spanish
Vietnamese
Cambodian
Arabic

Other Asian
Language
African

182

0.10%

Chinese

279

0.07%

174

0.10%

German

214

0.05%
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#7 LEP Language

Tagalog

145

0.08%

#8 LEP Language
#9 LEP Language
#10 LEP Language

German
Korean
French

124
116
102

0.07%
0.06%
0.06%

6,500
5,861
10,698
16,564
6,188
10,517

Sex
Male
Female
Age
Under 18
18-64

Disability Type
Hearing difficulty
Vision difficulty
Cognitive difficulty
Ambulatory difficulty
Self-care difficulty
Independent living difficulty

65+
Family Type
Families with children

Other Asian
Language
Laotian
African
Tagalog

182

0.04%

180
179
160

0.04%
0.04%
0.04%

3.68%
3.32%
6.06%
9.39%
3.51%
5.96%

16,237
12,490
24,041
37,482
13,075
23,654

4.29%
3.30%
6.35%
9.90%
3.46%
6.25%

95,140
106,482

47.19%
52.81%

198,374
214,618

48.03%
51.97%

48,818
125,228

24.21%
62.11%

103,581
256,090

25.08%
62.01%

27,576

13.68%

53,321

12.91%

21,902

43.33%

46,952

43.32%

Note 1: All % represent a share of the total population within the jurisdiction or region, except family type, which is out of total families.
Note 2: 10 most populous places of birth and languages at the jurisdiction level may not be the same as the 10 most populous at the Region level, and are thus labeled separately.
Note 3: Data Sources: Decennial Census; ACS
Note 4: Refer to the Data Documentation for details (www.hudexchange.info).
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Table 7 Demographic Trends

Race/Ethnicity
White, nonHispanic
Black, nonHispanic
Hispanic
Asian or Pacific
Islander, nonHispanic
Native American,
non-Hispanic
National Origin
Foreign-born
LEP
Limited English
Proficiency
Sex
Male
Female
Age
Under 18
18-64
65+
Family Type
Families with
children

#

(Mobile, AL CDBG, HOME, ESG) Jurisdiction
1990
2000
2010
%
#
%
#
%

1990
#

(Mobile, AL CBSA) Region
2000
%
#
%

2010
#

%

121,190

59.71%

103,752

50.63%

92,866

46.06%

252,548

66.70%

249,744

62.46%

243,904

59.06%

77,128
1,999

38.00%
0.98%

93,378
2,912

45.57%
1.42%

96,836
4,910

48.03%
2.44%

117,448
3,111

31.02%
0.82%

134,133
4,870

33.54%
1.22%

142,272
9,936

34.45%
2.41%

1,937

0.95%

3,465

1.69%

3,615

1.79%

3,267

0.86%

6,329

1.58%

7,664

1.86%

437

0.22%

928

0.45%

651

0.32%

1,840

0.49%

3,970

0.99%

3,541

0.86%

4,206

2.07%

5,956

2.91%

6,903

3.52%

5,993

1.58%

9,133

2.28%

13,277

3.21%

2,688

1.33%

3,858

1.88%

3,961

2.02%

4,516

1.19%

6,393

1.60%

7,762

1.88%

94,072
108,731

46.39%
53.61%

95,394
109,501

46.56%
53.44%

95,140
106,482

47.19%
52.81%

179,614
198,966

47.44%
52.56%

189,963
209,880

47.51%
52.49%

198,374
214,618

48.03%
51.97%

53,578
121,792
27,432

26.42%
60.05%
13.53%

55,759
121,002
28,134

27.21%
59.06%
13.73%

48,818
125,228
27,576

24.21%
62.11%
13.68%

107,799
226,321
44,460

28.47%
59.78%
11.74%

112,779
239,011
48,053

28.21%
59.78%
12.02%

103,581
256,090
53,321

25.08%
62.01%
12.91%

25,145

46.98%

23,262

47.94%

21,902

43.33%

50,142

49.16%

44,863

48.29%

46,952

43.32%

Note 1: All % represent a share of the total population within the jurisdiction or region for that year, except family type, which is out of total families.
Note 2: Data Sources: Decennial Census; ACS
Note 3: Refer to the Data Documentation for details (www.hudexchange.info).
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V.A.2. Describe the location of homeowners and renters in the jurisdiction and region, and
describe trends over time.
Using American Community Survey 2005-2009 and 2011-2015 5-Year Estimates, the City has gained
renters (3%, 1,021 households) and lost owner occupied households (-3%, -1,472). Similarly, Mobile
county gained renters (4%, 1,998 households) and lost homeowner households (-3%, -3,467 households).
This trend matches the movement of renters back in the City and County of Mobile, and the movement of
homeowners away from the City and County into surrounding counties. Additionally, a portion of the
decrease in homeowner households may be attributable to changing attitudes and preferences toward
homeownership in general.

V.B.i. General Issues Segregation/Integration
Mobile and the region are becoming less segregated, however there are still areas of the city that are very
segregated, including the majority of neighborhoods with public housing units.

V.B.i.1.a. Describe and compare segregation levels in the jurisdiction and region. Identify the
racial/ethnic groups that experience the highest levesl of segregation.
The dissimilarity index is a measure that social scientists use to assess the level of residential racial or
ethnic segregation within a geographic area. The index reflects the percentage of people of a certain
group, such as African Americans, who would have to move to a different Census Tract to be evenly
distributed throughout the city or region in relation to another group, such as white, non-Hispanics.
Values from 0-39 indicate low segregation, values 40-54 indicate moderate segregation, and values above
55 indicate high segregation with complete segregation at a value of 100.
Mobile, AL
 Between 1990 and 2010 segregation, as indicated by the dissimilarity index, of all racial or ethnic
groups steadily declined, with Non-White/White dissimilarity index declining from 67.06 in 1990
to 53.87 in 2010, except for Hispanics, who became more segregated over the same period,
whose dissimilarity index rose from 24.16 in 1990 to 36.94 in 2010.
 The dissimilarity index was highest for the Black population in 1990, with an index of 70.49;
while the Non-white/White dissimilarity index was 67.06. This indicates that high segregation for
both Black and non-white/White dissimilarity indices.
 In 1990, the Hispanic population was the least segregated racial/ethnic group (index of 24.16).
 Asian or Pacific Islander population was moderately segregated with an index of 43.85 in 1990.
 In 2010, Hispanic and Asian or Pacific Islander populations had dissimilarity indices of 33.38 and
36.94, respectively. These were the only groups classified as having a low level of segregation.
Mobile, AL Region




Similar to Mobile, segregation for all racial and ethnic groups reduced between 1990 and 2010,
except for the Hispanic population, which increased for the same period from 26.04 to 30.18 on
the dissimilarity index.
The Black population was the most segregated racial/ethnic group in 1990, higher than that of the
dissimilarity index between the non-white and White populations (68.81 and 64.94 respectively).
In 1990, the Dissimilarity Index for Hispanic population was 26.04, significantly lower than all
other racial or ethnic groups.
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As of 2010, the Black population remained the most segregated. The Hispanic population was the
only racial or ethnic group with segregation classified as low, followed by Asian or Pacific
Islander, whose segregation was classified as moderate.

V.B.i.1.b. Explain how these segregation levels and patterns in the jurisdiction and region have
changed over time (since 1990).
In 1990, Mobile was highly segregated. A majority of the Black population was concentrated in R/ECAP
areas. By 2010, some of the Black population disbursed further west, while population within R/ECAPs
decreased overall. However, in 2010, the population in R/ECAPs was still overwhelmingly Black.
The following chart shows the change in R/ECAP areas by neighborhood between 1990, 2000, and 2010.
The City of Mobile went from 21 R/ECAPs in 1990, to 25 in 2000 and 26 in 2010. This reflects the trend
of population loss from areas of the city east of Highway 65, leading to concentrations of minority
populations and people living in poverty who are unable to leave R/ECAP neighborhoods. Neighborhood
data provided by the City of Mobile.
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Table 8 Changes in R/ECAP Areas, 1990-2000-2010
R/ECAP
North Industrial Area
Plateau
Trinity Gardens
Happy Hill
Oakleigh
Gorgas
Crichton
Fisher
Orange Grove
Park Place
Owens
Central Business District
Georgia Avenue
Texas Street
Leinkauf
Maysville
Baltimore
Oakdale
Maryvale
Arlington
Riverfront Industrial Area
Africatown
Three Mile Trace
The Campground
The Bottom
Marine St Baltimore St Oakdale
Greenmound
Toulminville
Riviera

1990
X
X
X
X
X
X

X
X
X

X
X
X
X
X
X
X
X
X
X
X
X

2000
X
X
X
X
X
X
X
X
X
X
X
X
X
X
X
X
X
X
X
X
X
X
X
X
X

2010
X
X
X
X
X
X
X
X
X
X
X
X
X

X
X
X
X
X
X
X
X
X
X
X
X
X

Source: City of Mobile, Decennial Census
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Table 9 Racial/Ethnic Dissimilarity Trends
(Mobile, AL CDBG, HOME,
ESG) Jurisdiction
Racial/Ethnic Dissimilarity
Index
Non-White/White
Black/White
Hispanic/White
Asian or Pacific Islander/White

1990
67.06
70.49
24.16
43.85

2000
58.41
62.29
27.34
36.67

2010
53.87
57.34
33.38
36.94

(Mobile, AL CBSA) Region
1990
64.94
68.81
26.04
52.6

2000
58.7
63.73
26.68
46.03

2010
55.34
61.22
30.18
46.47

Note 1: Data Source: Decennial Census
Note 2: Refer to the Data Documentation for details (www.hudexchange.info).

V.B.i.1.c. Identify areas in the jurisdiction and region with relatively high segregation and
integration by race/ethnicity, national origin, or LEP group, and indicate the predominant groups
living in each area.
Race/ethnicity
 Racial segregation in Mobile is most prominent between the Black and White populations, but
has declined from 1990 to 2010.
 Historically Black neighborhoods located in eastern Mobile continue to be segregated and located
in or near R/ECAP areas.
 The majority of White residents live in the southwestern part of Mobile.
 Neighborhoods in the center of Mobile tend to be the most integrated between all types of
residents.
National Origin
 The immigrant and refugee community has largely settled in the center of Mobile and have not
integrated with Black neighborhoods.
Limited English Proficiency (LEP) Group
 Individuals with limited English proficiency have primarily settled in the center of Mobile, along
the Cottage Hill Road corridor.

V.B.i.1.d. Consider and describe the location of owner and renter occupied housing in the
jurisdiction and region in determining whether such housing is in segregated or integrated areas,
and describe trends over time.
The following Figures show the change in owner-occupied and renter households comparing 2011-2015
and 2005-2009 5-Year Estimates from the American Community Survey with Racially and Ethnically
Concentrated Areas of Poverty (R/ECAPs) within the City of Mobile. The gray and blue colors show
areas of decline, while the orange areas show areas of growth. Overall, R/ECAPs are seeing an increase in
homeowner households, while a significant decline in renter households.
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Figure 10 Change in Homeowner Households 2009-2015 by Census Tract in R/ECAP Areas

Source: U.S. Census, American Community Survey 5-Year Estimates, 2005-2009 and 2011-2015

Figure 11 Change in Renter Households from 2009-2015 by Census Tract in R/ECAP Areas

Source: U.S. Census, American Community Survey 5-Year Estimates, 2005-2009 and 2011-2015
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V.B.i.1.e. Discuss how patterns of segregation have changed over time (since 1990).
Segregation has declined for most races in Mobile since 1990, as the dissimilarity index has declined for
every race and ethnicity except Hispanic. Traditionally segregated neighborhoods in downtown, midtown,
and along the border with Prichard continue to be predominately African American. Black, non-Hispanic
have also moved to neighborhoods on the northern border of Mobile. The center of the city has become
more integrated with the exception of a few neighborhoods such as College Park, Park Hill, and Hannon
Park which continue to be predominately White.
Mobile’s foreign-born population continues to grow, specifically the Hispanic population which more
than doubled from 1990 to 2010 (1,999 to 4,910 respectively). If segregation patterns continue, the
Hispanic population may be more likely to live in segregated areas of Mobile.

V.B.i.1.f. Discuss whether there are any demographic trends, policies, or practices that could
lead to higher segregation in the jurisdiction in the future.
City zoning and land use regulations can contribute to various types of segregation because they separate
single-family dwellings from two-family and multi-family dwellings so thoroughly. As single-family
dwellings tend to be more expensive than other types of housing options, large areas of single-family
zoned neighborhoods tend to be segregated by income, meaning that there are areas of significant
concentrated poverty. The following table shows the amounts of land area dedicated to each of the
residential zoning districts:

Table 10 Residential Zoning Districts
Zoning District
R-1
R-2
R-3
R-A

Square Feet
2,042,274,643.70
32,534,047
116,687,573.13
76,371,054

Acres
46,884.17
746.88
2,678.78
1,753.24

Percent of Total
59%
1%
3%
2%

R-B
All

9,219.54
3,477,614,952.83

1.82
79835.05

0%

Source: City of Mobile

As black, non-Hispanic populations also live in the poorest neighborhoods in Mobile, the amount of R-1
zoning in the City seems to correlate with high levels of segregation. At the same time, white, nonHispanic neighborhoods have the least exposure to poverty in Mobile.
Limits on Multi-Unit Development
 The zoning ordinance defines multifamily housing as any housing with three or more units, which
is a very limiting definition. It is, however, similar to how other cities in Alabama (Tuscaloosa
and Huntsville) define multifamily housing. Some cities have developed different types of
multifamily dwellings with differing definitions. Birmingham defines multiple family dwellings
as five or more units, and it has a separate classification for duplex/triplex/quadplex.
 Multifamily dwellings are allowed by right in a number of districts, including R-3, B-1, B-2, B-3,
B-4, R-B, T-B, and H-B. There are some restrictions in these districts, such as some must have
planning approval to locate on the first/ground floor in certain commercial districts such as B-4 in
the Dauphin Street overlay. In the T-B or B-4 districts, multifamily dwellings are only permitted
above the first or ground floor.
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Multifamily dwellings are also allowed by right in the TCDO in all districts except the T-3
district, which only allows single- and two-family dwellings.
All multifamily dwellings (except within the Hank Aaron loop/TCDO) must provide 1 ½ parking
space per unit. No parking spaces are required for any dwellings within the Hank Aaron Loop.
This change was implemented when the TCDO zoning took effect.
Most districts that allow multifamily dwellings have a 45’ height maximum. This is not the case
in the TCDO districts, which vary in height requirements between two stories and no maximum.
Scale and density for multifamily dwellings are primarily dictated by lot size (discussed in the
next section) and height requirements.

Minimum Lot Sizes
Almost all of Mobile’s zoning districts have minimum lot sizes.

Table 11 Zoning District Minimum Lot Sizes
District

Minimum Lot Size

For Two Family

Each Additional Unit

R-1
R-2
R-3
R-B
B-1
B-2 & B-3
B-4

7,200 ft2
7,200 ft2
7,200 ft2
5,000 ft2
7,200 ft2
-

8,000 ft2
8,000 ft2
6,000 ft2
-

1,500 ft2
1,500 ft2
-

Max Lot
Coverage
35%
40%
45%
75%
45%
50%
100%

Source: City of Mobile

The TCDO districts have different requirements, as displayed in the table below.

Table 12 TCDO District Lot Requirements
District

Minimum Lot
Width

Maximum Lot
Width

Maximum Lot
Coverage

T-3

40’

120’

75%

T-4

18’

120’

75%

T-5.1

14’

180’

100%

T-5.2

14’

180’

100%

T-6

14’

-

100%

SD-WH

-

-

100%

Buildings per Lot
2 max
3 max
No max
No max
No max
No max

Source: City of Mobile

Occupancy Restrictions
The definition of “family” reads as follows: One (1) or more persons living together as a single
housekeeping unit, which may include not more than four (4) lodgers or boarders.
Inclusionary Zoning
There are no requirements or incentives for affordable housing units within the zoning ordinance. The
City does not appear to waive any zoning requirements for affordable housing.
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Lack of Support for Multifamily Development
Mobile has substantial areas of historic districts and other protected districts, but there is also potential for
multifamily development within these areas and elsewhere. Some multifamily uses in historic districts
require planning approval, especially if that use is on the ground floor as noted above. There are
challenges to developing in the protected districts, as demolition is discouraged, particularly of historic
structures, and Mobile’s Architectural Review Board must approve the design of new construction or
renovation projects. The TCDO is a form-based code that was developed using smart growth principles.
Special Use Permit Requirements
Most of Mobile’s residential facilities require planning approval.

Table 13 Special Use Permit Requirements
Facility Type
Community Residential Facility
Domiciliary care facility
Retirement home or elderly
housing
Rooming house

Permitted by Right
R-3, T-B, B-1, B-2, B-3, B-4
B-1, B-2, B-3, B-4
R-B, B-1, TCDO districts except
T-3
B-3, B-4

Requires Planning Approval
R-3, R-B, T-B
B-4, T-B
B-2

Source: City of Mobile

Restrictions on Manufactured Housing
Mobile home parks are defined as any plot of ground on which two (2) or more mobile homes are located
for long-term occupancy (for periods of thirty (30) days or more) for use as dwellings. Mobile home parks
shall not be occupied by travel trailers. They may be permitted with planning approval in R-3 districts.
Mobile homes used as a single-family dwelling are permitted with planning approval in R-A, R-1, R-2, R3, and B-1 districts. Because planning approval is required, a public hearing would most likely involve
nearby property owners’ objections.
Single Family Zoning
The amount of land zoned for single family uses represent the most prominent impediment impediment to
fair and affordable housing in Mobile. Over half of Mobile’s land area is zoned R-1, the city’s most
restrictive zoning classification that allows only single-family dwellings, churches, schools, and parks.
The building restrictions in this district are restrictive, with a minimum 7,200 ft.2 lot, 25 ft. front setbacks,
and two parking spaces required for each dwelling unit. Since so much of the city is zoned for singlefamily development, the locations for multifamily development or smaller, more affordable dwellings are
limited. Compared to R-1 zoning, R-2 (two family dwelling district) and R-3 (multifamily dwelling
district) comprise only about four percent of the city’s land area. However, Mobile does allow
multifamily dwellings in many other districts, but compared to the amount of land zoned R-1, the
locations for multifamily dwellings are extremely limited.
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V.B.i.2.a. Beyond the HUD-provided data, provide additional relevant information, if any, about
segregation in the jurisdiction and region affecting groups with other protected characteristics.
Nearly all stakeholders identified that segregation exists within Mobile. More specifically, that
African American neighborhoods in Mobile have the greatest need for investment, services, and
infrastructure improvements. Stakeholders also identified that the neighborhoods located in
downtown and midtown were the most distressed.
The decline in segregation in Mobile is attributed to people and families moving out of the
segregated and high poverty neighborhoods in eastern Mobile to neighborhoods to the west of
Interstate 65 with more access to jobs, services, and better housing stock.

V.B.i.2.b. The program participant may also describe other information relevant to its assessment
of segregation, including activities such as place-based investments and geographic mobility
options for protected class groups.
Housing Choice Vouchers
There may be a relationship between decreased segregation patterns and the location of Housing
Choice Vouchers. Residents that utilize Mobile Housing Authority’s Housing Choice Voucher
program are 97% percent African American. There are higher concentrations of Housing Choice
Vouchers in neighborhoods that have seen an increase in black, non-Hispanic residents. The
Mobile Housing Board also recently relocated the majority of residents in one of the city’s public
housing developments utilizing Housing Choice Vouchers.
City of Mobile – Community & Housing Development
First Time Homeowner Down-Payment Assistance Program - The City of Mobile offers
$10,000 to $20,000 in Down-Payment assistance for qualified buyers throughout the city. The
program has served homebuyers in 12 zip codes since FY2013, providing opportunities for
residents to purchase homes throughout the city.
Substantial Rehabilitation Program & New Construction of Rental Property – The City of
Mobile provides funding to bring rental property into compliance with city codes. Funded through
the HOME Investment Partnership Program, there are underwriting restrictions, fund leverage
requirements, and affordability requirements tied to the amount of assistance.
Critical Repair Grant Program – The City of Mobile provides up to $10,000 per house for
rehabilitation of selected critical home repair items including electrical, plumbing, roof and HVAC
on owner-occupied households.
Volunteer Paint Program – The City of Mobile provides up to $5,000 in hard costs per owneroccupied household for exterior paint done by volunteers. This program is managed with a local
non-profit staff that is certified in lead safe work practices.
Hurricane Fortification Pilot Program – The City of Mobile provides funding for owneroccupied households to apply achieve Bronze Level Hurricane Fortification, which can reduce
homeowner insurance costs up to 25%.
Float Loan Program – The City of Mobile provides up to $1,000,000 in financing for a period of
12-30 months if a development meets certain Community Development Block Grant eligible
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activities. This funding is typically used for construction financing and replaced with a permanent
private loan upon construction completion.

V.B.i.3. Contributing Factors of Segregation
Consider the listed factors and any other factors affecting the jurisdiction and region. Identify factors
that significantly create, contribute to, perpetuate, or increase the severity of segregation.

Factors of Segregation

Comments

Lack of public investments in specific neighborhoods, including
services or amenities
The term “public investment” refers here to the money
government spends on housing and community development,
including public facilities, infrastructure, services. Services and
amenities refer to services and amenities provided by local or state
governments. These services often include sanitation, water,
streets, schools, emergency services, social services, parks and
transportation. Lack of or disparities in the provision of municipal
and state services and amenities have an impact on housing choice
and the quality of communities. Inequalities can include, but are
not limited to disparity in physical infrastructure (such as whether
or not roads are paved or sidewalks are provided and kept up);
differences in access to water or sewer lines, trash pickup, or snow
plowing. Amenities can include, but are not limited to recreational
facilities, libraries, and parks. Variance in the comparative quality
and array of municipal and state services across neighborhoods
impacts fair housing choice.

The City of Mobile is currently
trying to address a backlog of
infrastructure needs and is
investing in infrastructure
throughout the city. However, the
resources available do not meet
the needs of the community.

Lack of private investments in specific neighborhoods
The term “private investment” refers here to investment by nongovernmental entities, such as corporations, financial institutions,
individuals, philanthropies, and non-profits, in housing and
community development infrastructure. Private investment can be
used as a tool to advance fair housing, through innovative
strategies such as mixed-use developments, targeted investment,
and public-private partnerships. Private investments may include,
but are not limited to: housing construction or rehabilitation;
investment in businesses; the creation of community amenities,
such as recreational facilities and providing social services; and
economic development of the neighborhoods that creates jobs and
increase access to amenities such as grocery stores, pharmacies,
and banks. It should be noted that investment solely in housing
construction or rehabilitation in areas that lack other types of
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There is also a need for major
investment in the communities
surrounding public housing units
and the units themselves.
Mobile’s public housing stock is
out of date and in some instances
requiring capital improvements.
Stakeholders identified the need
for expanded transit services to
increase the frequency and hours
of service.
The Mobile County School
District has closed and
restructured schools located in
low income communities,
limiting access to neighborhood
schools.
The most segregated areas of the
city continue to be underserved
by services and businesses. In
addition to a lack of services such
as grocery stores and banks, many
non-profits are located in areas
with less needs.
These areas have also fallen into
disrepair, increasing the required
amount of investment for
renovation and revitalization
activities.

60

Factors of Segregation
investment may perpetuate fair housing issues. While “private
investment” may include many types of investment, to achieve fair
housing outcomes such investments should be strategic and part of
a comprehensive community development strategy.
Lack of community revitalization strategies
The term “community revitalization strategies” refers here to
realistic planned activities to improve the quality of life in areas
that lack public and private investment, services and amenities,
have significant deteriorated and abandoned properties, or other
indicators of community distress. Revitalization can include a
range of activities such as improving housing, attracting private
investment, creating jobs, and expanding educational opportunities
or providing links to other community assets. Strategies may
include such actions as rehabilitating housing; offering economic
incentives for housing developers/sponsors, businesses (for
commercial and employment opportunities), bankers, and other
interested entities that assist in the revitalization effort; and
securing financial resources (public, for-profit, and nonprofit)
from sources inside and outside the jurisdiction to fund housing
improvements, community facilities and services, and business
opportunities in neighborhoods in need of revitalization. When a
community is being revitalized, the preservation of affordable
housing units can be a strategy to promote integration
Location and type of affordable housing
Affordable housing includes, but is not limited to publicly
supported housing; however each category of publicly supported
housing often serves different income-eligible populations at
different levels of affordability. What is “affordable” varies by
circumstance, but an often used rule of thumb is that a low- or
moderate-income family can afford to rent or buy a decent-quality
dwelling without spending more than 30 percent of its income. The
location of housing encompasses the current location as well as past
siting decisions. The location of affordable housing can limit fair
housing choice, especially if the housing is located in segregated
areas, R/ECAPs, or areas that lack access to opportunity. The type
of housing (whether the housing primarily serves families with
children, elderly persons, or persons with disabilities) can also limit
housing choice, especially if certain types of affordable housing are
located in segregated areas, R/ECAPs, or areas that lack access to
opportunity, while other types of affordable housing are not. The
provision of affordable housing is often important to individuals
with protected characteristics because they are disproportionately
represented among those that would benefit from low-cost housing.
Lending discrimination
The term “lending discrimination” refers here to unequal treatment
based on protected class in the receipt of financial services and in
residential real estate related transactions. These Appendices Page
215 | AFFH Rule Guidebook services and transactions encompass
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Comments

Community revitalization
strategies and activities are
underway throughout Mobile.
However, the need for
revitalization activities is greater
than the existing strategies and
activities. Community
development organizations are
facing a lack of resources and
would benefit from increased
cooperation throughout the
community.

Affordable housing units are
primarily available in R/ECAP
and segregated areas of the city
with less access to opportunities.
Existing public housing units,
which are primarily located in
these areas are in need of major
renovations and improvements.

HMDA data suggests that white,
non-Hispanic individuals in
Mobile are more likely to be
approved for financing.
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Comments

a broad range of transactions, including but not limited to: the
making or purchasing of loans or other financial assistance for
purchasing, constructing, improving, repairing, or maintaining a
dwelling, as well as the selling, brokering, or appraising or
residential real estate property. Discrimination in these transaction
includes, but is not limited to: refusal to make a mortgage loan or
refinance a mortgage loan; refusal to provide information regarding
loans or providing unequal information; imposing different terms
or conditions on a loan, such as different interest rates, points, or
fees; discriminating in appraising property; refusal to purchase a
loan or set different terms or conditions for purchasing a loan;
discrimination in providing other financial assistance for
purchasing, constructing, improving, repairing, or maintaining a
dwelling or other financial assistance secured by residential real
estate; and discrimination in foreclosures and the maintenance of
real estate owned properties.
Land use and zoning laws
The term “land use and zoning laws” generally refers to regulation
by State or local government of the use of land and buildings,
including regulation of the types of activities that may be
conducted, the density at which those activities may be performed,
and the size, shape and location of buildings and other structures
or amenities. Zoning and land use laws affect housing choice by
determining where housing is built, what type of housing is built,
who can live in that housing, and the cost and accessibility of the
housing. Examples of such laws and policies include, but are not
limited to:
• Limits on multi-unit developments, which may include outright
bans on multi-unit developments or indirect limits such as height
limits and minimum parking requirements.
• Minimum lot sizes, which require residences to be located on a
certain minimum sized area of land.
• Occupancy restrictions, which regulate how many persons may
occupy a property and, sometimes, the relationship between those
persons (refer also to occupancy codes and restrictions for further
information).
• Inclusionary zoning practices that mandate or incentivize the
creation of affordable units.
• Requirements for special use permits for all multifamily
properties or multifamily properties serving individuals with
disabilities.
• Growth management ordinances.
Occupancy codes and restrictions
The term “occupancy codes and restrictions” refers here to State
and local laws, ordinances, and regulations that regulate who may
occupy a property and, sometimes, the relationship between those
persons. Standards for occupancy of dwellings and the implication
of those standards for persons with certain protected characteristics

Black, non-Hispanic applicants
were nearly twice as likely to be
denied for a loan than white, nonHispanic applicants in 2015
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At every income level, white,
non-Hispanic buyers made up a
significantly larger percentage of
loan originations in 2015.

Current land use and zoning laws
reflect a strong preference for
single family housing
development in Mobile, limiting
affordable options for developers.
Additionally, there is a lack of
community support for multifamily developments, specifically
in historic areas of the city.
Multi-family unit development is
limited by minimum lot sizes and
lack of multi-family zoning.
The City does not currently have
mechanisms to require fair
housing development such as
inclusionary zoning.
There are limitations on
supportive housing units and
homeless and emergency shelters
are only allowed with the
Planning Board’s approval.

A large percentage of Mobile is
zoned for single family housing.
The definition of “family” reads
as follows: One (1) or more
persons living together as a single
housekeeping unit, which may
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Comments

may affect fair housing choice. Occupancy codes and restrictions
include, but are not limited to:
 Occupancy codes with “persons per square foot” standards.
 Occupancy codes with “bedrooms per persons” standards. 
Restrictions on number of unrelated individuals in a definition of
“family.”
 Restrictions on occupancy to one family in single family housing
along with a restricted definition of “family.” Appendices Page 217
| AFFH Rule Guidebook
 Restrictions that directly or indirectly affect occupancy based on
national origin, religion, or any other protected characteristic.
 Restrictions on where voucher holders can live.
Private discrimination
The term “private discrimination” refers here to discrimination in
the private housing market that is illegal under the Fair Housing
Act or related civil rights statutes. This may include, but is not
limited to, discrimination by landlords, property managers, home
sellers, real estate agents, lenders, homeowners’ associations, and
condominium boards. Some examples of private discrimination
include:
 Refusal of housing providers to rent to individuals because of a
protected characteristic.
 The provision of disparate terms, conditions, or information
related to the sale or rental of a dwelling to individuals with
protected characteristics.
 Steering of individuals with protected characteristics by a real
estate agent to a particular neighborhood or area at the exclusion
of other areas.
 Failure to grant a reasonable accommodation or modification to
persons with disabilities.
 Prohibitions, restrictions, or limitations on the presence or
activities of children within or around a dwelling.
Useful references for the extent of private discrimination may be
number and nature of complaints filed against housing providers
in the jurisdiction, testing evidence, and unresolved violations of
fair housing and civil rights laws.
Community opposition
The opposition of community members to proposed or existing
developments—including housing developments, affordable
housing, publicly supported housing (including use of housing
choice vouchers), multifamily housing, or housing for persons
with disabilities—is often referred to as “Not in my Backyard,” or
NIMBY-ism. This opposition is often expressed in protests,
challenges to land-use requests or zoning waivers or variances,
lobbying of decision-making bodies, or even harassment and
intimidation. Community opposition can be based on factual
concerns (concerns are concrete and not speculative, based on
rational, demonstrable evidence, focused on measurable impact on
a neighborhood) or can be based on biases (concerns are focused

include not more than four (4)
lodgers or boarders.
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The most frequent fair housing
complaints in Mobile at HUD are
for disability and race. Race made
up 27% of the complaints
between May 2012 and January
of 2017.

Stakeholder interviews indicated
that there was community
opposition to affordable housing
development across the city,
especially for housing for special
needs populations.
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on stereotypes, prejudice, and anxiety about the new residents or
the units in which they will live). Community opposition, when
successful at blocking housing options, may limit or deny housing
choice for individuals with certain protected characteristics.
Lack of regional cooperation
The term “regional cooperation” refers here to formal networks or
coalitions of organizations, people, and entities working together
to plan for regional development. Cooperation in regional
planning can be a useful approach to coordinate responses to
identified fair housing issues and contributing factors because fair
housing issues and contributing factors not only cross multiple
sectors—including housing, education, transportation, and
commercial and economic development—but these issues are
often not constrained by political-geographic boundaries. When
there are regional patterns in segregation or R/ECAP, access to
opportunity, disproportionate housing needs, or the concentration
of affordable housing there may be a lack of regional cooperation
and fair housing choice may be restricted.

Comments

Stakeholders felt that
collaboration between local
government and local services
providers needs to improve and
requires leadership support from
the City. Many identified the need
for organizations providing
similar services to collaborate to
efficiently use limited resources.

V.B.ii. General Issues Racially or Ethnically Concentrated Areas of Poverty (R/ECAPs)
Since 1990, there has been an increase in Racially/Ethnically Concentrated Areas of Poverty within the
city of Mobile. According to stakeholders, these are areas of the city that had been at a tipping point for
years. A Racially/Ethnically Concentrated Area of Poverty is defined as an area with a non-white
population of 50 percent or more and 40 percent or more of individuals living at or below the poverty
line.

V.B.ii.1.a. Identify any R/ECAPs or groupings of R/ECAP tracts within the jurisdiction and
region
Mobile, AL
 A list of all R/ECAP areas in Mobile is included as Table 8 in the previous section.
 Mobile R/ECAPs are disproportionately black, non-Hispanic, comprising 90.97%.
 All other races and ethnicities combined add up to 2,246 or 8% of the population living in
R/ECAPS.
 6,272 families and 2,800 families with children live in R/ECAPs in Mobile.
 The most prevalent country of origin of the population living in R/ECAPs is Honduras with 35
(0.13%) R/ECAP residents, followed by Mexico with 27 (0.1%) R/ECAP residents.
Mobile, AL Region
 R/ECAPS within the Mobile region, are also disproportionately black, non-Hispanic,
comprising 90.73%.
 All other races and ethnicities combined add up to 3,189 or 9% of the population living in
R/ECAPS.
 8,826 families and 3,824 families with children live in R/ECAPs in region.
 The most prevalent country of origin of the population living in R/ECAPs is Mexico with
51 (0.14%) R/ECAP residents followed by Honduras with 36 (0.1%) R/ECAP residents.
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V.B.ii.1.b. Which protected classes disproportionately reside in R/ECAPs compared to
jurisdiction and region?





Predominant protected classes residing in Mobile R/ECAPs include a majority black, nonHispanic population, as well as a significant number of families with children.
Mobile region R/ECAP demographics are similar to that of Mobile in make-up and
proportionality. R/ECAPS are predominantly black, non-Hispanic and approximately 43.3%
families with children.
90.97% of Mobile R/ECAPs are black, non-Hispanic, while black, non-Hispanic comprises
48.03% of Mobile. Whites comprise 46.06% of Mobile’s population and just 6.95% of its
R/ECAP population.
R/ECAP population in the Mobile region is not representative of regional demographics.
The region surrounding Mobile is mostly white, approximately 59.06%, and 34.45% black,
non-Hispanic, while its R/ECAP population is 7.19% White and 90.73% black, nonHispanic.
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Table 14 R/ECAP Demographics

R/ECAP Race/Ethnicity
Total Population in R/ECAPs
White, non-Hispanic
Black, non-Hispanic
Hispanic
Asian or Pacific Islander,
non-Hispanic
Native American, non-Hispanic
Other, non-Hispanic
R/ECAP Family Type
Total Families in R/ECAPs
Families with children
R/ECAP National Origin
Total Population in R/ECAPs
#1 country of origin
#2 country of origin
#3 country of origin
#4 country of origin
#5 country of origin
#6 country of origin
#7 country of origin
#8 country of origin
#9 country of origin
#10 country of origin

(Mobile, AL CDBG, HOME,
ESG) Jurisdiction
#
%
27,240
1,894 6.95%
24,780 90.97%
236 0.87%
54
50
12

(Mobile, AL CBSA) Region
#
%
37,482
2,694 7.19%
34,008 90.73%
328 0.88%

0.20%
0.18%
0.04%

68
85
14

6,272
2,800 44.64%
Country
Honduras
Mexico
Panama
Barbados
Sweden
Guyana
Kuwait
Jamaica
England
Liberia

0.18%
0.23%

8,826
3,824 43.33%
Country

27,240
35
27
14
11
11
8
8
7
7
1

0.13%
0.10%
0.05%
0.04%
0.04%
0.03%
0.03%
0.03%
0.03%
0.00%

Mexico
Honduras
Jamaica
West Indies
Barbados
Panama
Philippines
Ecuador
Sweden
Guyana

37,482
51
36
19
19
15
14
14
12
11
8

0.14%
0.10%
0.05%
0.05
0.04
0.04
0.04
0.03
0.03
0.02

Note 1: 10 most populous groups at the jurisdiction level may not be the same as the 10 most populous
at the Region level, and are thus labeled separately.
Note 2: Data Sources: Decennial Census; ACS
Note 3: Refer to the Data Documentation for details (www.hudexchange.info).

V.B.ii.1.c. Describe how R/ECAPs have changed over time in the jurisdiction and region (since
1990).




The number of R/ECAP areas have increased since 1990.
In 2000, an additional R/ECAP was added just west of existing R/ECAPs
The most current data in Map 1 also identifies an R/ECAP near the western border of
Mobile, across town from the other designated R/ECAPs.
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V.B.ii.2.a. Beyond the HUD-provided data, provide additional relevant information, if any, about
R/ECAPs in the jurisdiction and region affecting groups with other protected characteristics.
According to conversations with local stakeholders, the R/ECAP areas that have been identified in the
most recent data are areas that have been predominately African American low income neighborhoods for
years. An increase in concentrated poverty is most likely a result of residents with higher incomes moving
to other neighborhoods as those with less means continue to live in high-poverty neighborhoods.
Significant portions of the R/ECAPs are zoned for single-family homes, as is most of the City. However,
almost half of the acreage within these areas is zoned I-2, heavy industry. This zoning classification in
concentrated areas of poverty mirrors findings that black, non-Hispanic neighborhoods have the highest
risk of exposure to toxins harmful to human health. This finding raises questions of environmental justice,
as it indicates that populations living in R/ECAPs are exposed to potentially harmful industrial uses at a
significantly greater degree than populations outside of these areas.
Options for multi-family development are limited, as most of these areas are zoned either for industrial or
single-family uses. There is some flexibility, as Mobile allows multi-family development in its business
districts; however, the amount of acreage available in these districts is still small compared to the R-1 and
I-2 districts. The population that lives in the R/ECAPs are overwhelmingly black, non-Hispanic, at over
90 percent.

V.B.ii.2.b. The program participant may also describe other information relevant to its
assessment of R/ECAPs, including activities such as place-based investments and geographic
mobility options for protected class groups.
The City of Mobile provides residents with opportunities to rent or purchase affordable
properties throughout the city, the total list of City programs are outlined in Section V.B.i.2.b .

V.B.ii.3. Contributing Factors of R/ECAPs
Consider the listed factors and any other factors affecting the jurisdiction and region. Identify
factors that significantly create, contribute to, perpetuate, or increase the severity of R/ECAPs.

Factors of R/ECAPS

Comments

Lack of public investments in specific neighborhoods, including services or
amenities
The term “public investment” refers here to the money government spends on
housing and community development, including public facilities, infrastructure,
services. Services and amenities refer to services and amenities provided by
local or state governments. These services often include sanitation, water,
streets, schools, emergency services, social services, parks and transportation.
Lack of or disparities in the provision of municipal and state services and
amenities have an impact on housing choice and the quality of communities.
Inequalities can include, but are not limited to disparity in physical
infrastructure (such as whether or not roads are paved or sidewalks are provided
and kept up); differences in access to water or sewer lines, trash pickup, or
snow plowing. Amenities can include, but are not limited to recreational
facilities, libraries, and parks. Variance in the comparative quality and array of
municipal and state services across neighborhoods impacts fair housing choice.

The City of Mobile is currently
trying to address a backlog of
infrastructure needs and is
investing in infrastructure
throughout the city. However,
the resources available do not
meet the needs of the
community.
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Factors of R/ECAPS

Comments
of significant capital
improvements and repair.
Stakeholders identified the
need for expanded transit
services to increase the
frequency and hours of service.

Location and type of affordable housing
Affordable housing includes, but is not limited to publicly supported housing;
however each category of publicly supported housing often serves different
income-eligible populations at different levels of affordability. What is
“affordable” varies by circumstance, but an often used rule of thumb is that a
low- or moderate-income family can afford to rent or buy a decent-quality
dwelling without spending more than 30 percent of its income. The location of
housing encompasses the current location as well as past siting decisions. The
location of affordable housing can limit fair housing choice, especially if the
housing is located in segregated areas, R/ECAPs, or areas that lack access to
opportunity. The type of housing (whether the housing primarily serves
families with children, elderly persons, or persons with disabilities) can also
limit housing choice, especially if certain types of affordable housing are
located in segregated areas, R/ECAPs, or areas that lack access to opportunity,
while other types of affordable housing are not. The provision of affordable
housing is often important to individuals with protected characteristics because
they are disproportionately represented among those that would benefit from
low-cost housing.

The Mobile County School
District has closed and
restructured schools located in
low income communities,
limiting access to neighborhood
schools.
Affordable housing units are
primarily available in R/ECAP
and segregated areas of the city
with less access to
opportunities.
Existing public housing units,
which are primarily located in
these areas are in need of major
renovations and improvements.

Deteriorated and abandoned properties
The term “deteriorated and abandoned properties” refers here to
residential and commercial properties unoccupied by an owner or a tenant,
which are in disrepair, unsafe, or in arrears on real property taxes.
Deteriorated and abandoned properties may be signs of a community’s
distress and disinvestment and are often associated with crime, increased
risk to health and welfare, plunging decreasing property values, and
municipal costs. The presence of multiple unused or abandoned properties
in a particular neighborhood may have resulted from mortgage or property
tax foreclosures. The presence of such properties can raise serious health
and safety concerns and may also affect the ability of homeowners with
protected characteristics to access opportunity through the accumulation
of home equity. Demolition without strategic revitalization and investment
can result in further deterioration of already damaged neighborhoods.

The identified R/ECAPs in
Mobile are areas in which there
is a high rate of blight and
abandonment.

Displacement of residents due to economic pressures
The term “displacement” refers here to a resident’s undesired departure
from a place where an individual has been living. “Economic pressures”
may include, but are not limited to, rising rents, rising property taxes
related to home prices, rehabilitation of existing structures, demolition of
subsidized housing, loss of affordability restrictions, and public and

Mobile has seen an increase in
demand for housing in some
downtown neighborhoods, this
is pushing low- and moderateincome people into more
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Factors of R/ECAPS

Comments

private investments in neighborhoods. Such pressures can lead to loss of
existing affordable housing in areas experiencing rapid economic growth
and a resulting loss of access to opportunity assets for lower income
families that previously lived there. Where displacement
disproportionately affects persons with certain protected characteristic, the
displacement of residents due to economic pressures may exacerbate
patterns of residential segregation.

affordable units in nearby
R/ECAPs.

Lack of community revitalization strategies
The term “community revitalization strategies” refers here to realistic planned
activities to improve the quality of life in areas that lack public and private
investment, services and amenities, have significant deteriorated and
abandoned properties, or other indicators of community distress. Revitalization
can include a range of activities such as improving housing, attracting private
investment, creating jobs, and expanding educational opportunities or
providing links to other community assets. Strategies may include such actions
as rehabilitating housing; offering economic incentives for housing
developers/sponsors, businesses (for commercial and employment
opportunities), bankers, and other interested entities that assist in the
revitalization effort; and securing financial resources (public, forprofit, and
nonprofit) from sources inside and outside the jurisdiction to fund housing
improvements, community facilities and services, and business opportunities
in neighborhoods in need of revitalization. When a community is being
revitalized, the preservation of affordable housing units can be a strategy to
promote integration.

Community revitalization
strategies and activities are
underway throughout Mobile.
However, the need for
revitalization activities is
greater than the existing
strategies and activities.
Community development
organizations are facing a lack
of resources and would benefit
from increased cooperation
throughout the community.

Lack of private investments in specific neighborhoods
The term “private investment” refers here to investment by non-governmental
entities, such as corporations, financial institutions, individuals, philanthropies,
and non-profits, in housing and community development infrastructure. Private
investment can be used as a tool to advance fair housing, through innovative
strategies such as mixed-use developments, targeted investment, and publicprivate partnerships. Private investments may include, but are not limited to:
housing construction or rehabilitation; investment in businesses; the creation of
community amenities, such as recreational facilities and providing social
services; and economic development of the neighborhoods that creates jobs and
increase access to amenities such as grocery stores, pharmacies, and banks. It
should be noted that investment solely in housing construction or rehabilitation
in areas that lack other types of investment may perpetuate fair housing issues.
While “private investment” may include many types of investment, to achieve
fair housing outcomes such investments should be strategic and part of a
comprehensive community development strategy.
Land use and zoning laws
The term “land use and zoning laws” generally refers to regulation by
State or local government of the use of land and buildings, including
regulation of the types of activities that may be conducted, the density at
which those activities may be performed, and the size, shape and location
of buildings and other structures or amenities. Zoning and land use laws
affect housing choice by determining where housing is built, what type of
housing is built, who can live in that housing, and the cost and
accessibility of the housing. Examples of such laws and policies include,
but are not limited to:

The most segregated areas of
the city continue to be
underserved by services and
businesses. In addition to a lack
of services such as grocery
stores and banks, many nonprofits are located in areas with
less needs.
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into disrepair, increasing the
amount of investment for
renovation and revitalization
activities.

Current land use and zoning
laws reflect a strong preference
for single family housing
development in Mobile,
limiting affordable options for
developers. Additionally, there
is a lack of community support
for multi-family developments,
specifically in historic areas of
the city which are near a
number of R/ECAP areas.
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Factors of R/ECAPS

Comments

 Limits on multi-unit developments, which may include outright bans on
multi-unit developments or indirect limits such as height limits and
minimum parking requirements.
 Minimum lot sizes, which require residences to be located on a certain
minimum sized area of land.
 Occupancy restrictions, which regulate how many persons may occupy
a property and, sometimes, the relationship between those persons (refer
also to occupancy codes and restrictions for further information).
 Inclusionary zoning practices that mandate or incentivize the creation of
affordable units.
 Requirements for special use permits for all multifamily properties or
multifamily properties serving individuals with disabilities.
 Growth management ordinances.

Multi-family unit development
is limited by minimum lot sizes
and lack of multi-family
zoning.

Occupancy codes and restrictions
The term “occupancy codes and restrictions” refers here to State and local
laws, ordinances, and regulations that regulate who may occupy a property
and, sometimes, the relationship between those persons. Standards for
occupancy of dwellings and the implication of those standards for persons with
certain protected characteristics may affect fair housing choice. Occupancy
codes and restrictions include, but are not limited to:
 Occupancy codes with “persons per square foot” standards.
 Occupancy codes with “bedrooms per persons” standards.
 Restrictions on number of unrelated individuals in a definition of “family.”
 Restrictions on occupancy to one family in single family housing along with a
restricted definition of “family.” Appendices Page 217 | AFFH Rule Guidebook
 Restrictions that directly or indirectly affect occupancy based on national
origin, religion, or any other protected characteristic.
 Restrictions on where voucher holders can live.
Private discrimination
The term “private discrimination” refers here to discrimination in the private
housing market that is illegal under the Fair Housing Act or related civil rights
statutes. This may include, but is not limited to, discrimination by landlords,
property managers, home sellers, real estate agents, lenders, homeowners’
associations, and condominium boards. Some examples of private
discrimination include:
 Refusal of housing providers to rent to individuals because of a protected
characteristic.
 The provision of disparate terms, conditions, or information related to the
sale or rental of a dwelling to individuals with protected characteristics.
 Steering of individuals with protected characteristics by a real estate agent to
a particular neighborhood or area at the exclusion of other areas.
 Failure to grant a reasonable accommodation or modification to persons with
disabilities.
 Prohibitions, restrictions, or limitations on the presence or activities of
children within or around a dwelling.
Useful references for the extent of private discrimination may be number and
nature of complaints filed against housing providers in the jurisdiction, testing
evidence, and unresolved violations of fair housing and civil rights laws.

A large percentage of Mobile is
zoned for single family
housing. The definition of
“family” reads as follows: One
(1) or more persons living
together as a single
housekeeping unit, which may
include not more than four (4)
lodgers or boarders.
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The City does not currently
have mechanisms to require fair
housing development such as
inclusionary zoning.
There are limitations on
supportive housing units and
homeless and emergency
shelters are only allowed with
the Planning Board’s approval.

The most frequent fair housing
complaints in Mobile at HUD
are for disability and race. Race
made up 27% of the complaints
between May 2012 and January
of 2017.
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Factors of R/ECAPS

Comments

Community opposition
The opposition of community members to proposed or existing developments—
including housing developments, affordable housing, publicly supported
housing (including use of housing choice vouchers), multifamily housing, or
housing for persons with disabilities—is often referred to as “Not in my
Backyard,” or NIMBY-ism. This opposition is often expressed in protests,
challenges to land-use requests or zoning waivers or variances, lobbying of
decision-making bodies, or even harassment and intimidation. Community
opposition can be based on factual concerns (concerns are concrete and not
speculative, based on rational, demonstrable evidence, focused on measurable
impact on a neighborhood) or can be based on biases (concerns are focused on
stereotypes, prejudice, and anxiety about the new residents or the units in which
they will live). Community opposition, when successful at blocking housing
options, may limit or deny housing choice for individuals with certain protected
characteristics.
Lack of local or regional cooperation
The term “regional cooperation” refers here to formal networks or coalitions of
organizations, people, and entities working together to plan for regional
development. Cooperation in regional planning can be a useful approach to
coordinate responses to identified fair housing issues and contributing factors
because fair housing issues and contributing factors not only cross multiple
sectors—including housing, education, transportation, and commercial and
economic development—but these issues are often not constrained by politicalgeographic boundaries. When there are regional patterns in segregation or
R/ECAP, access to opportunity, disproportionate housing needs, or the
concentration of affordable housing there may be a lack of regional cooperation
and fair housing choice may be restricted.

Stakeholder interviews
indicated that there was
community opposition to
affordable housing
development throughout the
city.

Stakeholders felt that
collaboration between local
government and local services
providers needs a great deal of
improvement. Many identified
the need for organizations
providing similar services to
collaborate to efficiently use
limited resources.

V.B.iii. General Issues Disparities in Access to Opportunity
This section outlines disparities in access to opportunity, including educational opportunities,
employment opportunities, transportation opportunities, low poverty exposure opportunities, and
environmentally healthy neighborhood opportunitiesbased on race and ethnicity, national origin and
family status.
V.B.iii.1.a.i. Describe any disparities in access to proficient schools based on race/ethnicity, national
origin, and family status.
The Mobile County school system serves 60,000 students and operates a total of 89 schools.
Mobile, AL
 Compared to the total population, the Hispanic population has least access to proficient schools
(Hispanics make up 2% of the City’s total population), followed by black, non-Hispanics (indices
of 59.53 and 60.26 respectively), the black, non-Hispanic population in the City is 49% of the
City’s total population.
 Schools in Native-American, non-Hispanic neighborhoods were highest performing (index of
63.03).
 Compared to the total population below the poverty line, Asian or Pacific Islander, non-Hispanics
have access to the best school quality, with a school proficiency index of 72.01, while the Hispanic
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population’s access to high performing schools was most limited (55.86), followed closely by the
Native American, non-Hispanic population (56.95).
Mobile, AL Region
 Within the Mobile region, black, non-Hispanics have the least access to quality education (58.88),
while, with a 76.49 index, Native American, non-Hispanics have the highest rate of access to
quality education.


For the population below the poverty line, black, non-Hispanics receive the poorest quality
education (index of 59.51) and Asian or Pacific Islander, non-Hispanics and Whites have the best
access to quality education (71.38 and 70.40 respectively).

V.B.iii.1.a.ii. Describe the relationship between the residency patterns of racial/ethnic, national origin,
and family status groups and their proximity to proficient schools.
Racial/ethnic
 White residents are most likely to live near schools with higher proficiency indices which tend to
be located outside of Mobile city limits.


Black residents live in neighborhoods with a varying degree of proximity to proficient schools.

National origin
 Overall, individuals who are immigrants or refugees live in areas with underperforming schools.


Residents from China are most likely to live in areas with higher performing schools.

Family status groups
 There is no clear pattern between family status and proximity to proficient schools.
V.B.iii.1.a.iii. Describe how school-related policies, such as school enrollment policies, affect a student’s
ability to attend a proficient school. Which protected class groups are least successful in accessing
proficient schools?
The Mobile County Public Schools are comprised of 89 schools and serve approximately 60,000 students
throughout the county. The school district offers a number of options for high school students to participate
in career oriented programs at the Signature Academies and magnet schools for elementary and middle
school students.
Signature Academies of Mobile County Public Schools offer students in 10th through 12th grades the
opportunity to attend focused academies that provide students with assignments connected to specific
career themes. Students in 8th grade apply in the fall of each school year and are notified in the spring.
Career themes vary by school and include Coastal Studies, Manufacturing, Industry & Technology, and
Aviation & Aerospace, among others.
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In conjunction with the Signature Academies, the Mobile County Public School System offers the
following Career and Technical Education programs for all students in grades 7-12:
Agriculture, Food, and Natural Resources
Government and Public Administration
Arts, A/V Technology, and Communications
Business, Management, and Administration
Law, Public Safety, Corrections, and Security
Science, Technology, Engineering, and Mathematics
Marketing, Sales, and Services
Transportation, Distribution, and Logistics

Hospitality and Tourism
Human Services
Information Technology
Finance
Manufacturing
Health Science
Education and Training
Architecture and Construction

The Mobile County Public Schools also have 3 magnet elementary schools and 4 magnet middle schools.
For students to attend a magnet school, parents must fill out an application and attend a parent meeting
within 2 weeks of selection. Students must meet proficiency and attendance requirements to be admitted.
Students can be disqualified for behavior offenses, suspensions, failure to be promoted to the next grade, or
failing to test on grade level. Students with Individualized Education Plans requiring modified grades or
curriculum are also disqualified.
Two Mobile County Schools, Mae Eanes Middle School and Belsaw-Mt. Vernon Elementary School
closed in 2016 due to declining enrollment. From 2007, both schools saw a significant decline in
enrollment, with only 264 students at Mae Eanes Middle School and 99 at Belsaw-Mt. Vernon Elementary.
Mae Eanes Middle School was located in the Maryvale neighborhood, just north of the Mobile Aeroplex at
Berkley. Belsaw-Mt. Vernon Elementary School was located in Mt. Vernon, north of the city of Mobile.1
The Mobile school system settled a lawsuit brought by the Southern Poverty Law Center in 2013,
instituting a restorative justice approach to discipline to lower the suspension rate and close the
achievement gap between white and black students. The lawsuit was brought against the Mobile County
School District in 2011, alleging that schools were suspending students for minor infractions such as
uniform violations and tardiness.2
A year after the change in policy, suspensions dropped by 30%, signaling the schools were complying with
the agreement.3 However, in 2016, the principal at LeFlore Magnet High School suspended nearly 100 kids
because of dress code violations in the span of one day.4

Emily Devos, “Mobile County School Board Voters to Close Two Schools,” News 5 WKRGI, May 16, 2016,
http://wkrg.com/2016/05/24/mobile-county-school-board-votes-to-close-two-schools.
2
Brendan Kirby, “Mobile school system agrees to sweeping changes in suspension policies to settle lawsuit,”
Alabama.com, September 4, 2013, http://blog.al.com/live/2013/06/mobile_school_system_agrees_to.html.
3
Sally P. Ericson, “Mobile County schools see 30 percent drop in suspensions; 'changes have been very positive',”
Alabama.com, March 21, 2014, http://blog.al.com/live/2014/03/mobile_county_schools_see_30_p.html.
4
Grace Chen, “Mobile County School Suspends Dozens over Dress Code Violations,” Public School Review,
October 14, 2016, https://www.publicschoolreview.com/blog/mobile-county-school-suspends-dozens-over-dresscode-violations.
1
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Table 15 Opportunity Indicators, by Race/Ethnicity
(Mobile, AL CDBG,
HOME, ESG) Jurisdiction
Total Population
White, non-Hispanic
Black, non-Hispanic
Hispanic
Asian or Pacific Islander, Non-Hispanic
Native American, Non-Hispanic
Population below federal poverty line
White, non-Hispanic
Black, non-Hispanic
Hispanic
Asian or Pacific Islander, Non-Hispanic
Native American, Non-Hispanic
(Mobile, AL CBSA) Region

Low
Poverty
Index

School
Proficiency
Index

Labor
Market
Index

Transit
Index

Low
Transportation
Cost Index

Jobs
Proximity
Index

Environmental
Health Index

51.73
22.16
39.74
45.04
38.84

61.51
60.26
59.53
62.78
63.03

58.61
25.83
46.91
53.63
44.32

30.62
33.48
33.02
34.74
29.12

38.65
38.38
43.61
46.37
37.93

57.88
49.49
61.14
61.29
58.02

53.96
47.90
52.21
53.88
53.26

37.74
13.83
40.73
46.19
36.94
Low
Poverty
Index

63.54
62.00
55.86
72.01
56.95
School
Proficiency
Index

44.92
17.14
52.63
49.88
42.92
Labor
Market
Index

30.97
35.50
30.06
36.33
30.40

39.36
40.19
38.33
44.78
37.86

55.26
47.23
57.65
57.05
61.94
Jobs
Proximity
Index

53.33
45.73
52.75
53.41
49.56

Transit
Index

Low
Transportation
Cost Index

Total Population
White, non-Hispanic
49.32
68.92
43.78
18.64
22.94
Black, non-Hispanic
24.26
58.88
24.73
28.82
32.97
Hispanic
42.30
67.13
40.47
22.98
29.34
Asian or Pacific Islander, Non-Hispanic
43.28
67.24
43.57
24.86
29.75
Native American, Non-Hispanic
34.22
76.49
23.33
16.58
14.66
Population below federal poverty line
White, non-Hispanic
40.32
70.40
33.44
17.87
22.18
Black, non-Hispanic
16.04
59.51
17.22
31.81
35.87
Hispanic
43.79
64.82
44.84
22.02
26.61
Asian or Pacific Islander, Non-Hispanic
40.17
71.38
38.26
27.36
33.52
Native American, Non-Hispanic
34.86
63.98
25.29
18.11
18.83
Note 1: Data Sources: Decennial Census; ACS; Great Schools; Common Core of Data; SABINS; LAI; LEHD; NATA
Note 2: Refer to the Data Documentation for details (www.hudexchange.info).
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Environmental
Health Index

47.11
48.65
52.42
52.16
53.68

60.51
50.55
58.36
60.22
60.41

46.63
46.38
45.59
49.60
56.18

61.51
47.63
60.27
57.71
58.40
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V.B.iii.1.b.i. Describe any disparities in access to jobs and labor markets by protected class groups.
Mobile, AL





According to the jobs proximity index, Asian or Pacific Islander (61.29), and Hispanic (61.29)
neighborhoods have the best access to employment in the City of Mobile.
With a jobs proximity index of 49.49, employment is least accessible to black, non-Hispanic
neighborhoods by a significant margin, compared to white, non-Hispanic neighborhoods which
are the next least accessible neighborhoods for employment.
Black, non-Hispanic neighborhoods below the poverty line also have the least access to
employment opportunities, followed by white, non-Hispanic neighborhoods.
Residents below the poverty line in Native American, non-Hispanic neighborhoods have the best
access to employment opportunities (61.94).

Mobile, AL Region




Job access is most limited for the white, non-Hispanic population within the Mobile region (47.11
index), followed closely by black, non-Hispanics (index of 48.65).
Of the total population, as well as population below the poverty line, Native American, nonHispanic neighborhoods are most accessible to employment opportunities (53.68 and 56.18
respectively).
Hispanic residents below the poverty line have the least access to job opportunity, followed by
black, non-Hispanic and white, non-Hispanic.

V.B.iii.1.b.ii. How does a person’s place of residence affect their ability to obtain a job?



Geographically, residents living on the east side of the city have a high rate of proximity to jobs.
The jobs proximity index is highest along Mobile Bay.

V.B.iii.1.b.iii. Which racial/ethnic, national origin, or family status groups are least successful in
accessing employment?
Race/ethnicity



The majority of Black residents in Mobile live in areas that score low on the Labor Market index.
Low scoring Census tracts are either the same or adjacent to tracts classified as R/ECAPs.

National Origin


Immigrant and refugee residents are likely to live in Census tracts that score higher on the Labor
Engagement Index.

Family Status


Overall, there is no clear pattern between family status and the labor engagement index.
However, the Census tracts located just outside of Mobile are less likely to have families and
score lower on the Labor Engagement Index. This may indicate that a large number of elderly or
disabled individuals live in those tracts.
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V.B.iii.1.c.i. Describe any disparities in access to transportation based on place or residence, cost, or
other transportation related factors.

Mobile, AL


Access to public transportation in general is very limited in Mobile as there are a limited number
of bus routes that primarily operate on an hourly schedule.



Asian, or Pacific Islander, non-Hispanic neighborhoods have the cheapest transportation costs in
Mobile, AL of the total population and population below the poverty line.



Native American, non-Hispanic neighborhoods have the highest transportation costs of the total
population as well as the population below the poverty line



Low transportation cost index for total Hispanic population was 43.61, significantly higher than
that of Hispanic residents living below the poverty line (38.33), meaning they have significantly
higher transportation costs.

Mobile, AL Region


Low Transportation Cost Index is generally lower within the Mobile region than in Mobile. NonHispanic Native American neighborhoods, out of the total population had an index of 14.66 and
non-Hispanic Native American neighborhoods below the poverty line had an index of 18.83.
Overall, the Native American, non-Hispanic population has the highest transportation costs,
although residents below the poverty line have cheaper costs than those who are not.



Black, non-Hispanic populations, both out of the total regional population and residents below the
poverty line, have the lowest transportation costs.



Asian, Pacific Islander, non-Hispanic populations within the Mobile region have significantly
higher transportation costs (29.75 index) than those who live below the poverty line (33.52).

V.B.iii.1.c.ii. Which racial/ethnic, national origin or family status groups are most affected by the lack of
a reliable, affordable transportation connection between their place of residence and opportunities?

Race/ethnicity


Black residents live in neighborhoods that score higher on the Transit Trips Index.



These neighborhoods are located downtown and are likely to have more transit options due to the
proximity to transit hubs.

National Origin


Neighborhoods with immigrant and refugee residents fall in the middle of the Transit Trips Index.



This likely indicates the lack of transit options and a reliance on cars.
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Family Status


There is no clear pattern between the percentage of households with a family and transit trips.

V.B.iii.1.c.iii. Describe how the jurisdiction's and region's policies, such as public transportation routes
or transportation systems designed for use personal vehicles, affect the ability of protected class groups
to access transportation.
Every stakeholder identified transportation and the lack of transit options as a major issue in Mobile.
Recently the public transit system, WAVE, reduced services and hours across Mobile. Most routes
throughout the city run from 6:00am to 6:00pm on an hourly basis. Due to the lack of service, many
residents of Mobile rely on cars or rides from friends and family to take care of daily trips such as going
to work and running errands. Additionally, routes do not reach the far western side of the city. Below is a
map of the transit routes. Stakeholders also noted that waiting lists for affordable housing developments
are much higher when the development is located on a transit line.

Figure 12 WAVE Transit System Bus Routes

Source: www.wavetransit.com
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B.iii.1.d. Low Poverty Exposure Opportunities
The low poverty index captures poverty in a given neighborhood. The index is based on the poverty rate
(pv). Values are inverted and percentile ranked nationally. The resulting values range from 0 to 100. The
higher the score, the less exposure to poverty in a neighborhood.
V.B.iii.1.d.i. Describe any disparities in exposure to poverty by protected class groups.

Mobile, AL


Black, non-Hispanic populations live in the poorest neighborhoods. Low poverty indices are
lowest out of both the total Mobile population and population below the poverty line (22.16 and
13.83 respectively).



White, non-Hispanic neighborhoods have the least exposure to poverty in Mobile, while of all
racial or ethnic groups below the poverty line, Asian or Pacific Islander, non-Hispanic residents,
have least poverty exposure.

Mobile, AL Region


As in Mobile, black, non-Hispanics live in the poorest neighborhoods in the region, with low
poverty indices of 24.26 out of the total population and 16.04, out of population below the
poverty line.



White, non-Hispanics live in least poverty, (49.32), while the Hispanic neighborhoods below the
poverty line have the least exposure to poverty (43.79).

V.B.iii.1.d.ii. What role does a person's place of residence play in their exposure to poverty?
 Residents that live in or near Census tracts that are classified R/ECAPs are exposed to poverty at
a higher level.


These tracts are located in the eastern part of Mobile which includes Downtown and Midtown.

V.B.iii.1.d.iii. Which racial/ethnic, national origin or family status groups are most affected by these
poverty indicators?
 Black residents are most likely to live in areas with more exposure to poverty.


There is no clear pattern between national origin and the poverty index.



Families with children are concentrated in areas that have a higher exposure to poverty.

V.B.iii.1.d.iv. Describe how the jurisdiction's and region's policies affect the ability of protected
class groups to access low poverty areas
Current zoning strongly favors single family housing development, coupled with community opposition
to multifamily development, this poses challenges for building multi-family developments across the city,
but especially in neighborhoods of opportunity.
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V.B.iii.1.e. Environmentally Healthy Neighborhood Opportunities
The environmental health index summarizes potential exposure to harmful toxins at a neighborhood level.
Values are inverted and then percentile ranked nationally. Values range from 0 to 100. The higher the
index value, the less exposure to toxins harmful to human health. Therefore, the higher the value, the
better the environmental quality of a neighborhood, where a neighborhood is a census block-group.
V.B.iii.1.e.i. Describe any disparities in access to environmentally healthy neighborhoods by protected
class groups.

Mobile, AL


Quality of neighborhood environmental health has nominal change by racial or ethnic group in
Mobile. Black, non-Hispanic neighborhoods have the lowest index value (47.90) meaning they
have the highest risk of exposure to toxins harmful to human health.



All other racial or ethnic groups in Mobile had a similar index, (53.96, 53.88, 53.26), except for
Hispanic neighborhoods, which had a 52.21 index.



Populations below the poverty line had similar environmental health indices to the total Mobile
population, apart from Native American, non-Hispanic neighborhoods, which had an index of
49.56, compared to 53.26 out of the Mobile population.

Mobile, AL Region


Environmental health quality is higher regionally than within Mobile. White, Asian or Pacific
Islander and Native American, non-Hispanic had indices of 60.51, 60.22 and 60.41 respectively.



Black, non-Hispanic neighborhoods, out of the Mobile population, as well as those below the
poverty line had the lowest environmental health quality indices (50.55 and 47.63 respectively).



White, non-Hispanic neighborhoods below the poverty line had the most environmentally healthy
neighborhoods. (Index of 61.51).

V.B.iii.1.e.ii. Which racial/ethnic, national origin or family status groups have the least access to
environmentally healthy neighborhoods?


The least environmentally healthy neighborhoods in Mobile are located near industry along
Mobile Bay including Africatown, which is bounded by industrial areas.



Black Residents are more likely to live in or near these neighborhoods and have the least access
to environmentally healthy neighborhoods.



Neighborhoods get healthier as they move west, which is where many Immigrant and Refugee
individuals reside.



Families with children are also impacted by a lack of access to environmentally healthy
neighborhoods. There is a concentration of households with children in the areas with the highest
environmental risks.
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V.B.iii.1.f.i. Identify and discuss any overarching patterns of access to opportunity and exposure to
adverse community factors based on race/ethnicity, national origin or familial status. Identify areas that
experience an aggregate of poor access to opportunity and high exposure to adverse factors. Include how
these patterns compare to patterns of segregation and R/ECAPs.


Access to opportunity on nearly every level is lowest for the residents of Mobile that live in the
neighborhoods in and around Downtown Mobile. The residents of these neighborhoods are
predominately Black and there are a large number of families with children.



It is clear from the data provided by HUD that the segregated R/ECAP neighborhoods have the
least access to jobs, transit, education, and a healthy environment.



Residents that have immigrated to the city of Mobile tend to live west of Interstate 65 in
neighborhoods that have greater access to opportunity.

V.B.iii.2.a. Beyond the HUD-provided data, provide additional relevant information, if any, about
disparities in access to opportunity in the jurisdiction and region affecting groups with other protected
characteristics.
Mental Health
Another theme throughout the stakeholder interviews was the need for additional mental health and
addiction services in and around Mobile. Currently, there is one primary mental healthcare provider in the
region, AltaPointe Health Systems. Stakeholders commented on the fact that there is only “one game in
town” and felt the community would greatly benefit from additional resources.
Job Location
As seen in the map below, the highest density of jobs is in downtown Mobile, with another cluster near
the I-65 and I-10 merge, as well as several other outlying clusters. The darker color shows areas with
higher concentrations of jobs. Many of the dense job clusters are not served by transit.
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Figure 13 Mobile Area Work Profile Map

Source: U.S.Census Bureau, Center for Economic Studies
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V.B.iii.2.b. The program participant may also describe other information relevant to its assessment of
disparities in access to opportunity, including any activities aimed at improving access to opportunities
for areas that may lack such access, or in promoting access to opportunity (e.g., proficient schools,
employment opportunities, and transportation).
Mobile’s philanthropic community is well established and provides funds for traditional community
development activities. Some organizations in the region, are looking at new ways to engage with the
community and raise funds. Organizations such as the United Way have been impacted by the
consolidation of a number of local businesses and subsequent downsizing of corporate offices in Mobile.
Traditionally, the United Way raised a large percentage of its contributions through workplace giving. As
higher income employees have relocated to other communities, the United Way is focusing on new
strategies.
The United Way funds approximately $3.5 million in programs that focus on financial literacy (including
tax preparation assistance), childhood literacy, emergency food and shelter, disaster recovery, and United
Way 2-1-1, is a referral resource for the community.
In addition to the United Way of Southwest Alabama, The Community Foundation of South
Alabama supports programs that foster Civic & Community, Education, and Human Services by
investing approximately $3 million a year.
A number of high-profile employers are planning on locating in the region or have recently opened
facilities. In response to the new businesses throughout the region, local educational institutions are
partnering with employers, government and service providers to create job training programs.
AIDT is an independent agency that provides workforce development services throughout Alabama,
including training facilities in Mobile. In response to the revival of the maritime industry in Mobile the
Maritime Training Center was opened in 2010. The center trains individuals in welding, pipefitting,
design, structural fitter, leadership, interview skills, and safety. In addition to individuals, the center
provides company training and partners with the local high schools.
The Alabama Aviation Training Center provides workforce training for the aviation industry and will
serve as the Airbus training facility. In early 2017, the Governor announced plans to build a $6.5
million center that will be funded by the Alabama Governor’s office and Airbus through AIDT
reimbursements for job training.5
The Mobile County School District provides opportunities for High School students to receive hands
on training in local industries. Additionally, Bishop State Community College is identifying ways that
the College can provide more robust job training in the region. Bishop State is considering offering
more night classes to accommodate students who work and looking to partner with local entities to
create job training programs.
As a part of the Mayor’s Youth Empowered for Success (YES) Initiative, the Mobile Housing Board,
Bishop State Business and Technology Center and the University of South Alabama Hospitality and
Workforce Alliance are working with 250 young people between the ages of 14 and 24 to provide
training and paid summer internships.

Emily DeVoe, “Governor Announces Plan to Build $6.5 Million Aviation Training Facility In Mobile,” News 5
WKRG, May 3, 2017, http://wkrg.com/2017/05/03/governor-announces-plan-to-build-6-5-million-aviation-trainingfacility-in-mobile/.
5
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The City of Mobile is also providing training and assistance to local Disadvantaged Business
Enterprises, providing local entrepreneurs with an opportunity to be awarded City Contracts. The City
has created an Office of Supplier Diversity Manager to provide support to Disadvantaged Business
Enterprises every step of the way, from getting a license with the City of Mobile and ensuring the
proper requirements are met to work with the City to providing training on responding to requests for
services. The goal of this program is to “mitigate the effects of past and present social-disadvantage
and economic-disadvantage by increasing the opportunity of DBEs in the procurement of goods and
services by the City of Mobile.”

V.B.iii.3. Contributing Factors of Disparities in Access to Opportunity

Factors of Disparities in Access to Opportunity

Comments

Lack of public investments in specific neighborhoods, including services
or amenities
The term “public investment” refers here to the money government spends
on housing and community development, including public facilities,
infrastructure, services. Services and amenities refer to services and
amenities provided by local or state governments. These services often
include sanitation, water, streets, schools, emergency services, social
services, parks and transportation. Lack of or disparities in the provision of
municipal and state services and amenities have an impact on housing
choice and the quality of communities. Inequalities can include, but are not
limited to disparity in physical infrastructure (such as whether or not roads
are paved or sidewalks are provided and kept up); differences in access to
water or sewer lines, trash pickup, or snow plowing. Amenities can
include, but are not limited to recreational facilities, libraries, and parks.
Variance in the comparative quality and array of municipal and state
services across neighborhoods impacts fair housing choice.

The City of Mobile is currently
trying to address a backlog of
infrastructure needs and is investing
in infrastructure throughout the city.
However, the resources available do
not meet the needs of the
community.

Location of employers
The geographic relationship of job centers and large employers to
housing, and the linkages between the two (including, in particular,
public transportation) are important components of fair housing choice.
Include consideration of the type of jobs available, variety of jobs
available, job training opportunities, benefits and other key aspects that
affect job access.

Availability, type, frequency, and reliability of public
transportation
Public transportation is shared passenger transport service
available for use by the general public, including buses, light rail,
and rapid transit. Public transportation includes paratransit services
for persons with disabilities. The availability, type, frequency, and
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There is also a need for major
investment in the communities
surrounding public housing units
and the units themselves. Mobile’s
public housing stock is out of date
and in need of serious repair.
Stakeholders identified the need for
expanded transit services to increase
the frequency and hours of service.
The Mobile County School District
has closed and restructured schools
located in low income communities,
limiting access to neighborhood
schools.
Access to jobs and job centers is
difficult for residents living in most
R/ECAPs. Two of the largest job
centers are located in western
Mobile, which is difficult to access
for many Mobile residents.
Stakeholders noted that many
residents need additional job skills
in order to qualify or successfully
keep a job.
The local transit system has limited
routes, hours of operation, and
infrequent service. Transit service is
only available until 9pm on some
routes, and 6pm on other routes,
impacting the ability of off-peak
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Comments

reliability of public transportation affect which households are
connected to community assets and economic opportunities.
Transportation policies that are premised upon the use of a
personal vehicle may impact public transportation. “Availability”
as used here includes geographic proximity, cost, safety and
accessibility, as well as whether the transportation connects
individuals to places they need to go such as jobs, schools, retail
establishments, and healthcare. “Type” refers to method of
transportation such as bus or rail. “Frequency” refers to the interval
at which the transportation runs. “Reliability” includes such factors
as an assessment of how often trips are late or delayed, the
frequency of outages, and whether the transportation functions in
inclement weather.
Location and type of affordable housing
Affordable housing includes, but is not limited to publicly
supported housing; however, each category of publicly supported
housing often serves different income-eligible populations at
different levels of affordability. What is “affordable” varies by
circumstance, but an often-used rule of thumb is that a low- or
moderate-income family can afford to rent or buy a decent-quality
dwelling without spending more than 30 percent of its income. The
location of housing encompasses the current location as well as
past siting decisions. The location of affordable housing can limit
fair housing choice, especially if the housing is located in
segregated areas, R/ECAPs, or areas that lack access to
opportunity. The type of housing (whether the housing primarily
serves families with children, elderly persons, or persons with
disabilities) can also limit housing choice, especially if certain
types of affordable housing are located in segregated areas,
R/ECAPs, or areas that lack access to opportunity, while other
types of affordable housing are not. The provision of affordable
housing is often important to individuals with protected
characteristics because they are disproportionately represented
among those that would benefit from low-cost housing.
Location of proficient schools and school assignment policies
The geographic relationship of proficient schools to housing, and the
policies that govern attendance, are important components of fair housing
choice. The quality of schools is often a major factor in deciding where to
live and school quality is also a key component of economic mobility.
Relevant factors to consider include whether proficient schools are
clustered in a portion of the jurisdiction or region, the range of housing
opportunities close to proficient schools, and whether the jurisdiction has
policies that enable students to attend a school of choice regardless of
place of residence. Policies to consider include, but are not limited to:
inter-district transfer programs, limits on how many students from other
areas a particular school will accept, and enrollment lotteries that do not
provide access for the majority of children.
Location of environmental health hazards
The geographic relationship of environmental health hazards to
housing is an important component of fair housing choice. When
environmental health hazards are concentrated in particular areas,
neighborhood health and safety may be compromised and patterns of
segregation entrenched. Relevant factors to consider include the type
and number of hazards, the degree of concentration or dispersion, and

riders to access services. In
addition, transit routes do not reach
all major job clusters or assisted
housing developments within the
city limits.
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The location of publicly supported
affordable housing throughout
Mobile is largely segregated. Public
housing developments are almost
exclusively African American and
located in R/ECAPs. Publicly
supported housing for those with
disabilities and seniors is more
likely to be located in higher
opportunity locations and have a
more integrated population.

Mobile’s black, non-Hispanic
residents, who make up the majority
of R/ECAPs, have limited access to
quality schools. This has been
compounded by local school
closings and consolidations.

A large proportion of affordable
housing in Mobile is located near
and along the Mobile River, a
traditional industrial center. These
locations are more likely to be
exposed to industrial pollutants due
to their proximity to industry.
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health effects such as asthma, cancer clusters, Appendices Page 216 |
AFFH Rule Guidebook obesity, etc. Additionally, industrial siting
policies and incentives for the location of housing may be relevant to
this factor.

Lending discrimination
The term “lending discrimination” refers here to unequal treatment
based on protected class in the receipt of financial services and in
residential real estate related transactions. These Appendices Page
215 | AFFH Rule Guidebook services and transactions encompass a
broad range of transactions, including but not limited to: the making
or purchasing of loans or other financial assistance for purchasing,
constructing, improving, repairing, or maintaining a dwelling, as well
as the selling, brokering, or appraising or residential real estate
property. Discrimination in these transaction includes, but is not
limited to: refusal to make a mortgage loan or refinance a mortgage
loan; refusal to provide information regarding loans or providing
unequal information; imposing different terms or conditions on a
loan, such as different interest rates, points, or fees; discriminating in
appraising property; refusal to purchase a loan or set different terms
or conditions for purchasing a loan; discrimination in providing other
financial assistance for purchasing, constructing, improving,
repairing, or maintaining a dwelling or other financial assistance
secured by residential real estate; and discrimination in foreclosures
and the maintenance of real estate owned properties.
Access to financial services
The term “financial services” refers here to economic services
provided by a range of quality organizations that manage money,
including credit unions, banks, credit card companies, and insurance
companies. These services would also include access to credit
financing for mortgages, home equity, and home repair loans. Access
to these services includes physical access - often dictated by the
location of banks or other physical infrastructure - as well as the
ability to obtain credit, insurance or other key financial services.
Access may also include equitable treatment in receiving financial
services, including equal provision of information and equal access to
mortgage modifications. For purposes of this contributing factor,
financial services do not include predatory lending including
predatory foreclosure practices, storefront check cashing, payday loan
services, and similar services. Gaps in banking services can make
residents vulnerable to these types of predatory lending practices, and
lack of access to quality banking and financial services may
jeopardize an individual’s credit and the overall sustainability of
homeownership and wealth accumulation.
Land use and zoning laws
The term “land use and zoning laws” generally refers to
regulation by State or local government of the use of land and
buildings, including regulation of the types of activities that may be
conducted, the density at which those activities may be performed,
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In addition to pollution, these areas
are also likely to be in a flood zone
and have experienced severe
flooding numerous times in the last
25 years.
Stakeholders also noted that mold
and mildew are a common hazard in
rental units throughout the city.
HMDA data suggests that white,
non-Hispanic individuals in Mobile
are more likely to be approved for
financing.
Black, non-Hispanic applicants
were nearly twice as likely to be
denied for a loan than white, nonHispanic applicants in 2015
At every income level, white, nonHispanic buyers made up a
significantly larger percentage of
loan originations in 2015.

Home Mortgage Disclosure Act
(HMDA) data suggests that white,
non-Hispanic individuals in Mobile
are more likely to be approved for
financing for home loans.
Black, non-Hispanic applicants
were nearly twice as likely to be
denied for a loan than white, nonHispanic applicants in 2015
At every income level, white, nonHispanic buyers made up a
significantly larger percentage of
loan originations in 2015.
Additionally, stakeholders noted the
lack of financial services in
R/ECAPs.
Current land use and zoning laws
reflect a strong preference for single
family housing development in
Mobile, limiting affordable options
for developers. Additionally, there
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Comments

and the size, shape and location of buildings and other structures or
amenities. Zoning and land use laws affect housing choice by
determining where housing is built, what type of housing is built, who
can live in that housing, and the cost and accessibility of the housing.
Examples of such laws and policies include, but are not limited to:
 Limits on multi-unit developments, which may include outright
bans on multi-unit developments or indirect limits such as height
limits and minimum parking requirements.
 Minimum lot sizes, which require residences to be located on a
certain minimum sized area of land.
 Occupancy restrictions, which regulate how many persons may
occupy a property and, sometimes, the relationship between those
persons (refer also to occupancy codes and restrictions for further
information).
 Inclusionary zoning practices that mandate or incentivize the
creation of affordable units.
 Requirements for special use permits for all multifamily properties
or multifamily properties serving individuals with disabilities.
 Growth management ordinances.
Lack of private investments in specific neighborhoods
The term “private investment” refers here to investment by nongovernmental entities, such as corporations, financial institutions,
individuals, philanthropies, and non-profits, in housing and
community development infrastructure. Private investment can be
used as a tool to advance fair housing, through innovative strategies
such as mixed-use developments, targeted investment, and publicprivate partnerships. Private investments may include, but are not
limited to: housing construction or rehabilitation; investment in
businesses; the creation of community amenities, such as
recreational facilities and providing social services; and economic
development of the neighborhoods that creates jobs and increase
access to amenities such as grocery stores, pharmacies, and banks. It
should be noted that investment solely in housing construction or
rehabilitation in areas that lack other types of investment may
perpetuate fair housing issues. While “private investment” may
include many types of investment, to achieve fair housing outcomes
such investments should be strategic and part of a comprehensive
community development strategy.
Occupancy codes and restrictions
The term “occupancy codes and restrictions” refers here to State and local
laws, ordinances, and regulations that regulate who may occupy a property
and, sometimes, the relationship between those persons. Standards for
occupancy of dwellings and the implication of those standards for persons
with certain protected characteristics may affect fair housing choice.
Occupancy codes and restrictions include, but are not limited to:
 Occupancy codes with “persons per square foot” standards.
 Occupancy codes with “bedrooms per persons” standards.
 Restrictions on number of unrelated individuals in a definition of
“family.”
 Restrictions on occupancy to one family in single family housing along
with a restricted definition of “family.” Appendices Page 217 | AFFH
Rule Guidebook
 Restrictions that directly or indirectly affect occupancy based on
national origin, religion, or any other protected characteristic.

is a lack of community support for
multi-family developments,
specifically in historic areas of the
city which are near a number of
segregated areas.
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Multi-family unit development is
limited by minimum lot sizes and
lack of multi-family zoning.
The City does not currently have
mechanisms to require fair housing
development such as inclusionary
zoning.
There are limitations on supportive
housing units and homeless and
emergency shelters are only allowed
with the Planning Board’s approval.
The most segregated areas of the
city continue to be underserved by
services and businesses. In addition
to a lack of services such as grocery
stores and banks, many non-profits
are located in areas with less needs.
These areas have also fallen into
disrepair, increasing the amount of
investment for renovation and
revitalization activities.

A large percentage of Mobile is
zoned for single family housing.
The definition of “family” reads as
follows: One (1) or more persons
living together as a single
housekeeping unit, which may
include not more than four (4)
lodgers or boarders. The single
family zoning found throughout
Mobile, limits available land for
purchase and rents to areas of less
opportunity. It also limits the areas
where rental and smaller residential
footprints are allowable within areas
zoned for single family.
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 Restrictions on where voucher holders can live.
Private discrimination
The term “private discrimination” refers here to discrimination in the
private housing market that is illegal under the Fair Housing Act or related
civil rights statutes. This may include, but is not limited to, discrimination
by landlords, property managers, home sellers, real estate agents, lenders,
homeowners’ associations, and condominium boards. Some examples of
private discrimination include:
 Refusal of housing providers to rent to individuals because of a
protected characteristic.
 The provision of disparate terms, conditions, or information related to
the sale or rental of a dwelling to individuals with protected
characteristics.
 Steering of individuals with protected characteristics by a real estate
agent to a particular neighborhood or area at the exclusion of other areas.
 Failure to grant a reasonable accommodation or modification to persons
with disabilities.
 Prohibitions, restrictions, or limitations on the presence or activities of
children within or around a dwelling.
Useful references for the extent of private discrimination may be number
and nature of complaints filed against housing providers in the
jurisdiction, testing evidence, and unresolved violations of fair housing
and civil rights laws.
Lack of regional cooperation
The term “regional cooperation” refers here to formal networks or coalitions
of organizations, people, and entities working together to plan for regional
development. Cooperation in regional planning can be a useful approach to
coordinate responses to identified fair housing issues and contributing
factors because fair housing issues and contributing factors not only cross
multiple sectors—including housing, education, transportation, and
commercial and economic development—but these issues are often not
constrained by political-geographic boundaries. When there are regional
patterns in segregation or R/ECAP, access to opportunity, disproportionate
housing needs, or the concentration of affordable housing there may be a
lack of regional cooperation and fair housing choice may be restricted.

The most frequent fair housing
complaints in Mobile at HUD are
for disability and race. Race made
up 27% of the complaints between
May 2012 and January of 2017.
Private discrimination from
landlords limits access to
opportunity for City of Mobile
residents by steering minority
homebuyers to low opportunity
neighborhoods, and exacerbating
segregation by screening tenants by
disability and race for rental
properties in high opportunity
neighborhoods.

Stakeholders felt that collaboration
between local government and local
services providers needs a great deal
of improvement. Many identified
the need for organizations providing
similar services to collaborate to
efficiently use limited resources.

V.B.iv. General Issues Disproportionate Housing Needs
Disproportionate housing needs exist for a single race/ethncitiy or other sub-population when the rate of
housing problems are 10 percentage points greater for that sub-population than the total population. In
Mobile, Black, non-Hispanic and Native American households exhibit a disproportionate housing need
for housing problems and Native American households ehibit a disproportionate housing need for severe
housing problems.
The lack of opportunity to build quality, affordable housing in multi-family units due to a
disproportionate amount of land allocated to single-family uses certainly affects the ability of families to
meet their housing needs. Furthermore, areas where homes for people with disabilities can be constructed
or developed are extremely limited and, in most cases, require planning approval and public hearings.
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As minimum lot sizes are fairly restrictive at 7200 ft2 for single-family dwellings, Mobile’s housing will
naturally be very low-density in nature. At this minimum lot size, the maximum density in most of the
City is six dwelling units per acre, which translates into higher housing prices.

V.B.iv.1.a. Which groups (by race/ethnicity and family status) experience higher rates of housing
cost burden, overcrowding, or substandard housing when compared to other groups? Which
groups also experience higher rates of severe housing burdens when compared to other groups?
Housing problems include incomplete kitchen facilities, incomplete plumbing facilities, more than one
person per room, and cost burden greater than 50%. 38% of the City of Mobile (28,860 households)
experience housing problems, and 21% of the City experience severe housing problems (16,055
households). Renters experience housing problems (60% of total households with housing problems)
and severe housing problems (65% of total households with severe housing problems).
Mobile, AL – Housing Problems
 The Native American, Non-Hispanic population has the highest rate of housing needs, as 66.07 %
of households have problems, but the population is also very small with only 280 households.
 Black, non-Hispanic population has the second highest rate of housing needs (16,940 households
with housing problems, 47.54% of all black, non-Hispanic households); followed by Hispanic
population, which 41.57 of households have housing problems (1,335 households).
 The white, non-Hispanic population has the smallest percentage of households with housing
problems (27.7%), but has the second largest number of households facing housing problems
(10,640)
 Majority of family households within Mobile region have less than five people. These
households also have the least percentage with severe problems (28.79 %).
 Family households with five or more people are the fewest households in number but have
the greatest percentage of households with severe problems (41.49 %).
 There is a significantly greater number of non-family households than family households
with five or more people, however the percentage of households with severe problems is
similar to that of family households with five or more people at 40.72 %.
Severe Housing Problems
Native American, non-Hispanic also has the highest rate of households with severe problems. 100
out of 280 households, or 35.71 %.
 Black, non-Hispanic population, had the second highest proportion of households (27.07 %) with
severe housing problems.
 5,220 white, non-Hispanic households had severe housing problems. Although this represents the
second highest number of households, (Black population had 9,645) it is also the smallest
percentage of households (13.59 %) with severe housing problems


Mobile, AL Region – Housing Problems
 Like Mobile, the black, non-Hispanic population had the highest percentage of households with
problems (46.63 %).
 The Hispanic population had the second highest percentage of households with problems at
44.50%.
 The white, non-Hispanic population also had the smallest percentage of households with
problems (26.54 %), despite having the greatest number of households (97,580).
 All other racial and ethnic groups’ households with problems, ranged between 30 and 39 %.
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Severe Housing Problems
The racial or ethnic group with the highest percentage of households with severe housing
problems is tied among the Asian or Pacific Islander (26.95 %), non-Hispanic (26.67 %),
Hispanic and black, non-Hispanic populations (26.22 %).
White, non-Hispanic had the smallest percentage of households with severe problems (12.81 %)
or 12,500 out of 97,580 households.
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Table 16 Demographics of Households with Disproportionate Housing Needs
Disproportionate Housing Needs
(Mobile, AL CDBG, HOME, ESG) Jurisdiction
(Mobile, AL CBSA) Region
Households experiencing any of 4
housing problems*
# with problems # households % with problems # with problems # households % with problems
Race/Ethnicity
White, non-Hispanic
10,640
38,405
27.70%
25,900
97,580
26.54%
Black, non-Hispanic
16,940
35,630
47.54%
24,045
51,570
46.63%
Hispanic
555
1,335
41.57%
1,235
2,775
44.50%
Asian or Pacific Islander, non-Hispanic
353
883
39.98%
939
2,349
39.97%
Native American, non-Hispanic
185
280
66.07%
460
1,168
39.38%
Other, non-Hispanic
215
708
30.37%
410
1,348
30.42%
Total
28,890
77,235
37.41%
52,990
156,775
33.80%
Household Type and Size
Family households, <5 people
13,325
40,845
32.62%
26,430
91,800
28.79%
Family households, 5+ people
2,645
6,039
43.80%
5,725
13,799
41.49%
Non-family households
12,925
30,360
42.57%
20,840
51,180
40.72%
Households experiencing any of 4
# with severe
% with severe
# with severe
% with severe
Severe Housing Problems**
problems
# households
problems
problems
# households
problems
Race/Ethnicity
White, non-Hispanic
5,220
38,405
13.59%
12,500
97,580
12.81%
Black, non-Hispanic
9,645
35,630
27.07%
13,520
51,570
26.22%
Hispanic
300
1,335
22.47%
740
2,775
26.67%
Asian or Pacific Islander, non-Hispanic
193
883
21.86%
633
2,349
26.95%
Native American, non-Hispanic
100
280
35.71%
225
1,168
19.26%
Other, non-Hispanic
170
708
24.01%
279
1,348
20.70%
Total
15,625
77,235
20.23%
27,905
156,775
17.80%
Note 1: The four housing problems are: incomplete kitchen facilities, incomplete plumbing facilities, more than 1 person per room, and cost burden greater
than 30%. The four severe housing problems are: incomplete kitchen facilities, incomplete plumbing facilities, more than 1 person per room, and cost burden
greater than 50%.
Note 2: All % represent a share of the total population within the jurisdiction or region, except household type and size, which is out of total households.
Note 3: Data Sources: CHAS
Note 4: Refer to the Data Documentation for details (www.hudexchange.info).
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Table 17 Demographics of Households with Severe Housing Cost Burden
Households with Severe
Housing Cost Burden*

(Mobile, AL CDBG, HOME,
ESG) Jurisdiction
# with
severe
cost
burden

Race/Ethnicity

# households

% with
severe
cost
burden

(Mobile, AL CBSA) Region
# with
severe
cost
burden

# households

% with
severe
cost
burden

White, non-Hispanic

4,745

38,405

12.36%

10,470

97,580

10.73%

Black, non-Hispanic

8,400

35,630

23.58%

11,835

51,570

22.95%

260

1,335

19.48%

500

2,775

18.02%

134

883

15.18%

489

2,349

20.82%

65

280

23.21%

145

1,168

12.41%

170

708

24.01%

260

1,348

19.29%

13,774

77,235

17.83%

23,699

156,775

15.12%

Family households, <5 people

6,445

40,845

15.78%

12,019

91,800

13.09%

Family households, 5+ people

900

6,039

14.90%

1,655

13,799

11.99%

6,435

30,360

21.20%

10,035

51,180

19.61%

Hispanic
Asian or Pacific Islander,
non-Hispanic
Native American, non-Hispanic
Other, non-Hispanic
Total
Household Type and Size

Non-family households

Note 1: Severe housing cost burden is defined as greater than 50% of income.
Note 2: All % represent a share of the total population within the jurisdiction or region, except household type
and size, which is out of total households.
Note 3: The # households is the denominator for the % with problems, and may differ from the # households for
the table on severe housing problems.
Note 4: Data Sources: CHAS
Note 5: Refer to the Data Documentation for details (www.hudexchange.info).

V.B.iv.1.b Which areas in the jurisdiction and region experience the greatest housing burdens?
Which of the.se areas align with segregated areas, integrated areas, or R/ECAPs and what are the
predominant race/ethnicity or national origin groups in such areas?
The areas with the greatest percentage of households with burden generally align with R/ECAPs
throughout Mobile and are located in predominately Black neighborhoods. These neighborhoods are
concentrated in Downtown and Midtown Mobile.

V.B.iv.1.c. Compare the needs of families with children for housing units with two, and three or
more bedrooms with the available existing housing stock in each category of publicly supported
housing.
Families with children are represented in all types of public housing, except other multi-family, which
primarily serves the elderly and disabled.
 Families with children are represented in public housing (42.20%) and project based section 8
(45.75%) in comparison to the demographics of Mobile (43.33%).
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 Housing Choice Vouchers are primarily families with children (67.91%) that serve families of
all sizes. 58.85% units in Housing Choice Voucher are 3+ bedrooms.
 Less than 1% of residents in other HUD multifamily are households with children as the units
are primarily for the elderly and persons with disabilities.

V.B.iv.1.d. Describe the differences in rates of renter and owner occupied housing by
race/ethnicity in the jurisdiction and region.
Using American Community Survey 5-Year Estimates, the City's African American renters increased
7% and the number of homeowner households did not see a change between the 2005-2009 and 20112015 estimates. African American homeowners in Mobile County declined by 1%, while renters
increased by 5%.

V.B.iv.2.a. Beyond the HUD-provided data, provide additional relevant information, if any,
about disproportionate housing needs in the jurisdiction and region affecting groups with other
protected characteristics.
Homelessness
According to the Homeless Coalition of the Alabama Gulf Coast Continuum of Care 2016 Annual report,
there are currently 476 year-round beds in Mobile and Baldwin Counties. Of those beds, 387 are sheltered
and 236 are unsheltered. Based on a HUD mandated annual Point-In-Time count, 623 individuals were
identified as homeless in 2016.
Homelessness is defined by HUD as one of the following 4 categories:
1.
2.
3.
4.

Literally homeless;
Imminent risk of homelessness;
Homeless under other Federal statutes; and
Fleeing/attempting to flee domestic violence.

These figures do not take into consideration the number of homeless families and individuals who are
staying in temporary situations or in and out of hotel rooms. The Mobile County School Board estimates
that approximately 6,100 students in the County are homeless as defined by the Department of Education,
which includes youth who “lack a fixed, regular, and nighttime residence.” This is approximately 10% of
students attending school in Mobile County.
As estimates from the Mobile County School Board suggest, youth homelessness is a challenge in
Mobile. According to data provided by the Continuum of Care, 36% of individuals experiencing
homelessness are between the ages of 0-17. Approximately 28% of those served by the Coordinated Entry
program are homeless families.
Homelessness is also a challenge for individuals that are disabled (29%) and those with mental health
issues (24%).
In February of 2017, 15 Place, a homeless day shelter in Downtown Mobile closed its doors due to
funding issues, including cuts from HUD. This facility served approximately 75 people a day and
provided homeless residents with meals, showers, and social services.
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Zoning and Homelessness




Homelessness - Homeless and emergency shelters are allowed in the TCDO districts with
planning approval, and in B-1, B-2, B-3, B-4, but only with planning approval.
Halfway Houses and Transitional Housing - The zoning ordinance does not define halfway
houses or anything similar, so they would most likely be treated as a different but similar use,
potentially like homeless shelters.
Group Homes - Group homes are not defined or provided for in the zoning ordinance, so they
would most likely be treated as a different but similar use.

Lending Practices
Home Mortgage Disclosure Act (HDMA) data for the 2015 year, provided by the Consumer Financial
Protection Bureau was reviewed for disparities in access to financial services. Table 16 below describes
the loan denial rate by race in Mobile, AL, which highlights lending disparities, where Whites experience
a disproportionately lower denial rate than other racial and ethnic groups.

Table 18 Mortgage Denial Rate by Race in Mobile, AL
Race
White
Black or African American
Asian
American Indian or Alaska Native
Native Hawaiian or Pacific Islander
Information not provided by applicant
Not applicable
Total

Number of
Originated
Loans
4,988
1,135

Number of
Denied
Applications
1,924
1,179

107
45
12
447
194
6,928

Total
Loans

Denial
Rate

6,912
2,314

28%
51%

67
65
7
431
21

174
110
19
878
215

39%
59%
37%
49%
10%

3,694

10,622

Source: Consumer Financial Protection Bureau, 2015

Individuals who identified as white experienced a lower denial rate of 28 % compared to other races, in
addition to having the most originated loans. The denial rate for American Indians or Alaska Natives was
59 %, the highest of all races, despite having the second least number of loan applications (110). African
Americans submitted 2,314 loan applications and 51% or 1,135 were denied. The Asian population
submitted 174 loan applications and 67 were denied, which is a denial rate of 39 %. Native Hawaiian or
Pacific Islander experienced a 37 % denial rate for 19 loan applications. For loan applications where
racial or ethnic information was not provided by the applicant, the denial rate was 49 %. For loan
applications where racial or ethnic information was not applicable, the loan denial rate was 10 %.
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Figure 14 Mortgage Origination Distribution by Income and Race Mobile, AL
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Source: Consumer Financial Protection Bureau, 2015

According to HUD, the Area Median Income Mobile, AL in 2015 was $42,699. Of applicants that earned
less than 50 % AMI, white applicants were 50 % more likely to receive a mortgage than minority
applicants. This disparity increases as incomes increase. Of applicants who earned 100 % of AMI, the rate
of mortgage distribution for white applicants was 75 %, and just 22% for minorities. Income is one of the
most important requirements for a mortgage.

V.B.iv.2.b. The program participant may also describe other information relevant to its
assessment of disproportionate housing needs. For PHAs, such information may include a
PHA’s overriding housing needs analysis.
Stakeholders indicated the need for additional supportive housing and housing for those who have spent
time in prison or jail that do not have access to publicly funded housing.

V.B.iv.3. Contributing Factors of Disproportionate Housing Needs
Consider the listed factors and any other factors affecting the jurisdiction and region. Identify
factors that significantly create, contribute to, perpetuate, or increase the severity of disproportionate
housing needs.

Factors of Disproportionate Housing Needs

Comments

Availability of affordable units in a range of sizes
The provision of affordable housing is often important to individuals with
certain protected characteristics because groups are disproportionately
represented among those who would benefit from low-cost housing. What is
“affordable” varies by circumstance, but an often used rule of thumb is that a
low- or moderate-income family can afford to rent or buy a decent-quality
dwelling without spending more than 30 percent of its income. This
contributing factor refers to the availability of units that a low- or moderateincome family could rent or buy, including one bedroom units and multibedroom units for larger families. When considering availability, consider
transportation costs, school quality, and other important factors in housing

There is a greater need for
affordable housing units within
the city. African American and
Hispanic residents have greater
needs. 25% of Mobile’s
homeowners and 50% of renters
spend more than 30% of
household income on housing
costs (2009-2013 CHAS
estimates). Families with
children tend to be over
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Factors of Disproportionate Housing Needs

Comments

choice. Whether affordable units are available with a greater number of
bedrooms and in a range of different geographic locations may be a particular
barrier facing families with children.

represented in housing choice
units, represented in public
housing and project-based
section 8 units, while very few
families with children live in
other HUD multifamily units.

Lack of public investments in specific neighborhoods, including services or
amenities
The term “public investment” refers here to the money government spends on
housing and community development, including public facilities,
infrastructure, services. Services and amenities refer to services and amenities
provided by local or state governments. These services often include
sanitation, water, streets, schools, emergency services, social services, parks
and transportation. Lack of or disparities in the provision of municipal and
state services and amenities have an impact on housing choice and the quality
of communities. Inequalities can include, but are not limited to disparity in
physical infrastructure (such as whether or not roads are paved or sidewalks
are provided and kept up); differences in access to water or sewer lines, trash
pickup, or snow plowing. Amenities can include, but are not limited to
recreational facilities, libraries, and parks. Variance in the comparative quality
and array of municipal and state services across neighborhoods impacts fair
housing choice.
Lack of private investments in specific neighborhoods
The term “private investment” refers here to investment by non-governmental
entities, such as corporations, financial institutions, individuals, philanthropies,
and non-profits, in housing and community development infrastructure.
Private investment can be used as a tool to advance fair housing, through
innovative strategies such as mixed-use developments, targeted investment,
and public-private partnerships. Private investments may include, but are not
limited to: housing construction or rehabilitation; investment in businesses; the
creation of community amenities, such as recreational facilities and providing
social services; and economic development of the neighborhoods that creates
jobs and increase access to amenities such as grocery stores, pharmacies, and
banks. It should be noted that investment solely in housing construction or
rehabilitation in areas that lack other types of investment may perpetuate fair
housing issues. While “private investment” may include many types of
investment, to achieve fair housing outcomes such investments should be
strategic and part of a comprehensive community development strategy.
Displacement of residents due to economic pressures
The term “displacement” refers here to a resident’s undesired departure from a
place where an individual has been living. “Economic pressures” may include,
but are not limited to, rising rents, rising property taxes related to home prices,
rehabilitation of existing structures, demolition of subsidized housing, loss of
affordability restrictions, and public and private investments in neighborhoods.
Such pressures can lead to loss of existing affordable housing in areas
experiencing rapid economic growth and a resulting loss of access to
opportunity assets for lower income families that previously lived there.
Where displacement disproportionately affects persons with certain protected
characteristic, the displacement of residents due to economic pressures may
exacerbate patterns of residential segregation.
Lending discrimination
The term “lending discrimination” refers here to unequal treatment based on
protected class in the receipt of financial services and in residential real estate

Neighborhoods with access to
jobs and services are more likely
to have market rate units, putting
pressure on low income families.
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The most affordable areas of the
city continue to be underserved
by services and businesses.
These areas have also fallen into
disrepair, increasing the
likelihood of housing with
incomplete plumbing or kitchen
facilities.

Some housing stock in R/ECAPs
has fallen into disrepair,
lowering the property value and
increasing the amount of
investment for renovation and
revitalization activities.

Mobile has seen an increase in
demand for housing in some of
the downtown neighborhoods
and areas that are appealing to
new residents leading to
displacement.

HMDA data suggests that white,
non-Hispanic individuals in
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Factors of Disproportionate Housing Needs

Comments

related transactions. These Appendices Page 215 | AFFH Rule Guidebook
services and transactions encompass a broad range of transactions, including
but not limited to: the making or purchasing of loans or other financial
assistance for purchasing, constructing, improving, repairing, or maintaining
a dwelling, as well as the selling, brokering, or appraising or residential real
estate property. Discrimination in these transaction includes, but is not limited
to: refusal to make a mortgage loan or refinance a mortgage loan; refusal to
provide information regarding loans or providing unequal information;
imposing different terms or conditions on a loan, such as different interest
rates, points, or fees; discriminating in appraising property; refusal to
purchase a loan or set different terms or conditions for purchasing a loan;
discrimination in providing other financial assistance for purchasing,
constructing, improving, repairing, or maintaining a dwelling or other
financial assistance secured by residential real estate; and discrimination in
foreclosures and the maintenance of real estate owned properties.

Mobile are more likely to be
approved for financing.

Land use and zoning laws
The term “land use and zoning laws” generally refers to
regulation by State or local government of the use of land and buildings,
including regulation of the types of activities that may be conducted, the
density at which those activities may be performed, and the size, shape
and location of buildings and other structures or amenities. Zoning and
land use laws affect housing choice by determining where housing is
built, what type of housing is built, who can live in that housing, and the
cost and accessibility of the housing. Examples of such laws and policies
include, but are not limited to:
 Limits on multi-unit developments, which may include outright bans on
multi-unit developments or indirect limits such as height limits and
minimum parking requirements.
 Minimum lot sizes, which require residences to be located on a certain
minimum sized area of land.
 Occupancy restrictions, which regulate how many persons may occupy
a property and, sometimes, the relationship between those persons (refer
also to occupancy codes and restrictions for further information).
 Inclusionary zoning practices that mandate or incentivize the creation
of affordable units.
 Requirements for special use permits for all multifamily properties or
multifamily properties serving individuals with disabilities.
 Growth management ordinances.

Black, non-Hispanic applicants
were nearly twice as likely to be
denied for a loan than white,
non-Hispanic applicants in 2015
At every income level, white,
non-Hispanic buyers made up a
significantly larger percentage of
loan originations in 2015.
Additionally, stakeholders noted
the lack of financial services in
R/ECAPs.
Current land use and zoning
laws reflect a strong preference
for single family housing
development in Mobile, limiting
affordable options for
developers. Additionally, there
is a lack of community support
for multi-family developments,
specifically in historic areas of
the city which are near a number
of R/ECAP areas.
Multi-family unit development
is limited by minimum lot sizes
and lack of multi-family zoning.
The City does not currently have
mechanisms to require fair
housing development such as
inclusionary zoning.
There are limitations on
supportive housing units and
homeless and emergency
shelters are only allowed with
the Planning Board’s approval.

V.C. Publicly Supported Housing Analysis
V.C.1.a. Publicly Supported Public Housing Demographics
V.C.1.a.i. Are certain racial/ethnic groups more likely to be residing in one program category of publicly
supported housing than other program categories (public housing, project-based Section 8, Other
Multifamily Assisted developments, and Housing Choice Voucher (HCV)) in the jurisdiction?
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Black residents make up the majority of residents in public housing (95.84%), project-based
Section 8 (73.46%), and Housing Choice Voucher (96.76%) units.
White residents are the majority in Other HUD Multifamily Assisted developments (68.67%)
compared to Black residents (29.50%).
Hispanic and Asian residents are most likely to live in project-based Section 8 units (2.41% and
1.29%, respectively).

Table 19 Publicly Supported Housing Residents by Race/Ethnicity
Race/Ethnicity
(Mobile, AL CDBG, HOME, ESG)
Jurisdiction
Housing Type
Public Housing

White
#

Black
%

#

Hispanic
%

#

%

Asian or
Pacific Islander
#

%

72

3.57%

1,934

95.84%

10

0.50%

1

0.05%

Project-Based Section 8

421

22.57%

1,370

73.46%

45

2.41%

24

1.29%

Other Multifamily

263

68.67%

113

29.50%

4

1.04%

2

0.52%

HCV Program

108

2.76%

3,784

96.73%

16

0.41%

4

0.10%

0-30% of AMI

2,890

25.23%

8,015

69.97%

195

1.70%

109

0.95%

0-50% of AMI

5,810

26.90%

14,020

64.91%

285

1.32%

224

1.04%

0-80% of AMI

10,485

31.34%

20,655

61.74%

505

1.51%

384

1.15%

92,866 46.06%
(Mobile, AL CDBG, HOME, ESG)
Jurisdiction
Note 1: Data Sources: Decennial Census; APSH; CHAS

96,836

48.03%

4,910

2.44%

3,615

1.79%

Note 2: #s presented are numbers of households not individuals.
Note 3: Refer to the Data Documentation for details (www.hudexchange.info).

V.C.1.a.ii. Compare the demographics, in terms of protected class, of residents of each program category
of publicly supported housing (public housing, project-based Section 8, Other Multifamily Assisted
developments, and HCV) to the population in general, and persons who meet the income eligibility
requirements for the relevant program category of publicly supported housing in the jurisdiction and
region. Include in the comparison, a description of whether there is a higher or lower proportion of
groups based on protected class.
Elderly
There is a disproportionate percentage of senior residents in public housing, non-R/ECAP tract Projectbased Section 8 and other HUD Multifamily developments.
 13.68% of Mobile residents are over the age of 65
 Approximately 34% of occupied public housing units are headed by an elderly resident
 Elderly residents in the Project-based Section 8 are primarily located in non R/ECAP tracts
(26.95%) in comparison to R/ECAP tracts (6.36%)
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Elderly residents make up a substantial percentage of Other HUD Multifamily occupied units
(60.10%)
The lowest percentage of Elderly residents have Housing Choice Vouchers (8.59% in R/ECAP
Tracts, 6.75% in Non R/ECAP Tracts)

With a Disability
Most of Mobile is developed in an inaccessible manner for those with disabilities, especially those who
are unable to drive a car. A lack of sidewalks throughout the majority of the City mean that it is unsafe to
walk to most destinations. Furthermore, destinations and housing are very far apart, making walking or
other more accessible forms of transportation infeasible or inconvenient. While the older parts of the City
and downtown are quite walkable and accessible by transit, the areas outside of the Henry Aaron Loop
become less so as one travels farther from the City center. This inaccessibility is largely driven by largelot zoning and parking requirements that mean uses are separated from each other, making traveling
between uses dangerous and difficult for anyone not in an automobile.





The most common disability type in Mobile is ambulatory difficulty (9.39%), followed by
cognitive difficulty (6.06%) and independent living difficulty (5.96%)
Individuals with disabilities tend to reside in occupied units of other HUD multifamily (42.93%
in Non R/ECAP Tracts) and public housing programs (21.92% in R/ECAP Tracts, 24.25% in Non
R/ECAP Tracts)
Individuals with disabilities are least likely to reside in project-based section 8 (6.36% in
R/ECAP Tracts, 15.97% in Non R/ECAP Tracts) and housing choice voucher programs (12.37%
in R/ECAP Tracts, 11.97% in Non R/ECAP Tracts)

White
With the exception of other HUD multifamily occupied units, White residents are underrepresente d
in publicly supported housing programs in Mobile. Additionally, White residents make up a
significantly smaller proportion of residents in all other publicly supported housing programs than
Black residents. The percentage of White residents in each AMI category increases as the AMI
category increases.
 Mobile’s population is 46.06% White
 The proportion of White residents in occupied other HUD Multifamily (68.67%) is larger than the
proportion of White residents of the city.
 White individuals make up 3.57% of public housing residents and approximately 2.76% of
housing choice voucher residents.
 White individuals that live in project-based section 8 housing tend to live in Non R/ECAP tracts
(15.97%) versus R/ECAP tracts (6.36%)
 White residents make up 25.23% of residents making under 30% of AMI and 31.34% of residents
making under 80% of AMI.
Black
Black Residents are dramatically overrepresented in all types of publicly supported housing, with the
exception of other HUD multifamily occupied units. Black Residents make up the largest percentage
of residents in every income category, as defined by Area Median Income.
 A vast majority of public housing units (95.84%) and housing choice voucher units (96.73%) are
occupied by Black individuals
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Project-based section 8 units are also predominately occupied by black individuals (73.46%).
Additionally, 93.57% of units in R/ECAP tracts are occupied by Black residents.
In comparison, Black residents are 29.50% of occupied units in other HUD multifamily.
Of the residents being served by publicly supported housing, nearly 70% of those earning 0 –
30% of AMI are Black. The percentage declines slightly as the AMI range is increased up to 50%
of AMI (64.9% Black) and up to 80% of AMI (61.74% Black)

Hispanic
Overall, Hispanic individuals are underrepresented as occupants in publicly supported housing with
one exception, project-based section 8 properties in non R/ECAP tracts.
 Mobile’s Hispanic population is 2.44% of residents
 Hispanic residents are 2.41% of residents in occupied units of project-based section 8 properties,
of which 0% reside in R/ECAP tracts
 Hispanic residents are underrepresented in public housing (0.50%), other HUD multifamily
(1.04%), and housing choice voucher program units (0.41%)
Asian or Pacific Islander
A similar pattern emerged when analyzing Asian or Pacific Islander residents. These individuals are
underrepresented throughout publicly supported housing, with the exception of project -based section
8 housing in non R/ECAP census tracts.
 Asian or Pacific Islander residents are 1.79% of Mobile’s population and 1.29% of residents in
project-based section 8 housing
 Asian or Pacific Islanders make up 0.05% of residents in public housing
 A small percentage of Asian or Pacific Islander individuals live in other HUD multifamily
(0.52%) and housing choice voucher units (0.10%).
Families with Children
Families with children tend to be over represented in housing choice units, represented in public
housing and project-based section 8 units, while very few families with children live in other HUD
multifamily units.
 43.33% of families have children in Mobile
 Families with children represent 66.52% of housing choice vouchers in R/ECAP census tracts and
68.28% in non R/ECAP tracts.
 Over 40% of public housing units and project-based section 8 units are home to families with
children.
 Families with children make up a very small percentage of ( 0.25%) of other HUD multifamily
units
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Table 20 R/ECAP and Non-R/ECAP Demographics by Publicly Supported Housing Program
Category

(Mobile, AL CDBG,
HOME, ESG)
Jurisdiction
Public Housing
R/ECAP tracts
Non R/ECAP tracts
Project-based Section 8
R/ECAP tracts
Non R/ECAP tracts
Other HUD Multifamily
R/ECAP tracts
Non R/ECAP tracts

Total #
units
(occupied)

%
Elderly

% with a
disability*

%
White

%
Black

%
Hispanic

% Asian
or
Pacific
Islander

%
Families
with
children

1,657
435

33.86%
34.25%

21.92%
24.25%

4.44%
0.00%

94.94%
99.50%

0.49%
0.50%

0.06%
0.00%

41.64%
44.50%

177
2,002

6.36%
26.95%

6.36%
15.97%

6.43%
24.20%

93.57%
71.43%

0.00%
2.66%

0.00%
1.42%

54.34%
44.89%

396

60.10%

42.93%

68.67%

29.50%

1.04%

0.52%

0.25%

0.00%
0.12%

66.52%
68.28%

HCV Program
R/ECAP tracts
715
8.59%
12.37%
0.00% 99.71%
0.29%
Non R/ECAP tracts
3,402
6.75%
11.97%
3.31% 96.13%
0.43%
Note 1: Disability information is often reported for heads of household or spouse/co-head only.
Here, the data reflect information on all members of the household.
Note 2: Data Sources: APSH
Note 3: Refer to the Data Documentation for details (www.hudexchange.info).

V.C.1.b. Publicly Supported Housing Location and Occupancy
V.C.1.b.i. Describe patterns in the geographic location of publicly supported housing by program
category (public housing, project-based Section 8, Other HUD Multifamily Assisted developments, HCV,
and LIHTC) in relation to previously discussed segregated areas and R/ECAPs.
Public Housing
The majority of public housing units in Mobile are located in predominately Black neighborhoods
that are within R/ECAPs in eastern Mobile.
Project-based Section 8
Project-based Section 8 properties are distributed across the city and primarily located near, but not
in R/ECAPs. Nearly all Project-based Section 8 properties are located in areas predominately Black
or neighborhoods.
Other Multifamily HUD Units
Other multifamily HUD units are concentrated in the western part of Mobile. Most properties are in
areas that are either predominately White or integrated.
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Housing Choice Vouchers
The percentage of Housing Choice Vouchers within a Census tract is correlated the demographics of
the tract. The census tracts with the highest percentage of voucher units tend to be located along the
outskirts of the city and in predominately Black census tracts.
Of the four tracts with percentages of voucher units over 38.29%, three are located within the city
and in predominately Black neighborhoods.
There is a lack of housing voucher units in predominately White census tracts with in the city of
Mobile. However, there are units in areas with a large White population along the western border of
the city.
Low Income Housing Tax Credit Developments
There were no approved LIHTC development in the Alabama Housing Finance Authority’s 2017
HOME/Housing Credit Funding Round located in the City of Mobile. Only one project, located in
the City of Satsuma in Mobile County was awarded $1,191,383 in housing credits. The property will
consist of 64 units and serve seniors.
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V.C.1.b.ii. Describe patterns in the geographic location for publicly supported housing that primarily
serves families with children, elderly persons, or persons with disabilities in relation to previously
discussed segregated areas or R/ECAPs?
Families with Children
 The majority of residents that participate in the Housing Choice Voucher program are Black
(95.84%) and families with children (66.52% of residents in R/ECAP tracts and 68.28% of
residents in non R/ECAP tracts).
 The majority of Housing Choice Vouchers are located in predominately Black non R/ECAP tracts
(82.63%).
 Families with children also comprise a large percentage of residents in public housing (41.64% of
residents in R/ECAP tracts and 44.50% of residents in non R/ECAP tracts) and project-based
section 8 units (54.34% of residents in R/ECAP tracts and 44.89% of residents in non R/ECAP
tracts).
 The majority Mobile’s public housing units are located in R/ECAP tracts (79.21% of occupied
units).
Elderly
 Elderly residents make up a substantial percentage of Other HUD Multifamily occupied units
(60.10%)
 Other multifamily HUD units are concentrated in the western part of Mobile. Most properties are
in areas that are either predominately White or integrated.
With a Disability
 Individuals with disabilities tend to reside in occupied units of other HUD multifamily (42.93%
in Non R/ECAP Tracts) and public housing programs (21.92% in R/ECAP Tracts, 24.25% in Non
R/ECAP Tracts)
 Other multifamily HUD units are concentrated in the western part of Mobile. Most properties are
in areas that are either predominately White or integrated.
V.C.1.b.iii. How does the demographic composition of occupants of publicly supported housing in
R/ECAPS compare to the demographic composition of occupants of publicly supported housing outside of
R/ECAPs?
Black individuals make up the majority of residents in publicly supported housing and account for the
largest demographic located in R/ECAP tracts across types of housing. The only exception to this is other
HUD multifamily, which does not have any units in R/ECAP tracts. Residents of other HUD multifamily
units tend to be elderly or disabled and White.
V.C.1.b.iv.(A). Do any developments of public housing, properties converted under the RAD, and LIHTC
developments have a significantly different demographic composition, in terms of protected class, than
other developments of the same category? Describe how these developments differ.
Developments that have a higher percentage of white, non-Hispanic residents are either located in
areas with greater access to opportunity or are developments that provide housing for the elderly or
disabled.
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V.C.1.b.iv.((B) Provide additional relevant information, if any, about occupancy, by protected class, in
other types of publicly supported housing for the jurisdiction and region.
Zoning
As most publicly-supported housing tends to be multi-family to keep costs low and maximize efficiency,
there are few locations in the City where this type of housing can be built. Most R-3 zoning districts are
separated from other uses entirely and are in low-density, automobile-dependent areas of the City,
meaning that people living in these developments depend on having access to a vehicle to travel most
places efficiently, thereby limiting the occupants that can live in these developments to those who can
afford and drive a vehicle. Other publicly funded housing is closer in to the City center where there is
better accessibility, mobility, and transit access, but most of this housing is already developed and aging.
The City’s regulations appear to treat publicly supported housing like any other type of multi-unit
development, but as the space for this is so limited already, it makes the development of publiclysupported housing onerous. As multi-family development is permitted in many of the City’s business
zones, the opportunity for mixed use development exists; high-quality mixed use developments can
support publicly-supported housing or can mix affordable, subsidized units in with market rate units.
Again, this opportunity is limited because of the sheer amount of the City that is zoned exclusively for
single-family development.
V.C.1.b.v. Compare the demographics of occupants of developments, for each category of publicly
supported housing (public housing, project-based Section 8, Other HUD Multifamily Assisted
developments, properties converted under RAD, and LIHTC) to the demographic composition of the
areas in which they are located. Describe whether developments that are primarily occupied by one
race/ethnicity are located in areas occupied largely by the same race/ethnicity. Describe any differences
for housing that primarily serves families with children, elderly persons, or persons with disabilities.

Public Housing
 Public housing units are located in predominately Black neighborhoods and in or near
R/ECAPs and are home to households with children, the elderly, and persons with
disabilities.
 Public housing communities that serve the elderly are more likely to have White residents
(Frank W. Boykin Towers – 10% and Central Plaza Towers – 16%).
Project-Based Section 8
 Units for elderly residents are the most integrated type within Project -based section 8
communities
 Overall, project-based section 8 communities are more integrated and geographically
dispersed than public housing units
Other HUD Multifamily
 Other HUD Multifamily residents are primarily elderly or persons with disabilities.
 These developments are more likely to be west of Interstate 65 in areas that somewhat
integrated or primarily White.


Other HUD multifamily developments are most likely to be integrated developments, even
when located in predominately White areas of the city.
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Rental Assistance Demonstration (RAD)
The Mobile Housing Board received preliminary approval to participate in HUD’s RAD program in
2015. But in August 2016, the HUD Office of Inspector General noted a need for the Housing Board
to work with HUD to meet conditions of RAD approval to ensure units are renovated for eligible
households.

Table 21 Demographics of Publicly Supported Housing Developments by Program Category
Public Housing
(Mobile, AL CDBG) Jurisdiction
Development Name
Thomas James Place
Orange Grove Homes
Frank W. Boykin Towers
Roger Williams Homes*
Oaklawn Homes
Emerson Gardens
The Renaissance Family
Downtown Renaissance I Lp
R V Taylor Plaza
Renaissance Townhouses
Central Plaza Towers

#
Units
796
247
122
452
100
94
87
57
450
48
465

White
1%
0%
10%
1%
0%
0%
1%
0%
0%
0%
16%

Black
98%
99%
87%
99%
100%
99%
99%
100%
100%
100%
81%

Hispanic
0%
1%
1%
0%
0%
0%
0%
0%
0%
0%
2%

Asian
0%
0%
1%
0%
0%
1%
0%
0%
0%
0%
0%

Households with Children
50%
69%
0%
52%
77%
0%
82%
2%
62%
95%
0%

Asian
0%
0%
0%
2%
0%
0%
0%
0%
0%
0%
0%
0%
46%
1%
0%
0%
0%
2%
2%

Households with Children
83%
69%
32%
57%
0%
64%
0%
0%
82%
67%
87%
90%
0%
0%
58%
4%
58%
84%
65%

Project-Based Section 8
(Mobile, AL CDBG) Jurisdiction
Development Name
Driftwood Acres
Sunset On The Bayou
Autumn Chase Apts
Dickens Ferry Apts
Mobile Community Homes
Mill Run Apts
Marc Group Homes
Cathedral Place Apts
State Road Apartments
Townhouse Square
Jefferson Place
Willow Creek I And Ii
David Podell
Ahepa 310 Apartments
Cambridge West Apts
Prattwood Apartments
Dauphin North Apartments
Pearson Park Apts
Brent Hill Apartments

#
Units
40
104
120
80
33
50
20
192
72
40
32
40
50
96
50
50
110
50
50

White
10%
2%
60%
15%
43%
18%
44%
53%
60%
0%
0%
10%
50%
85%
19%
62%
2%
4%
2%

Black
90%
98%
40%
83%
57%
73%
56%
45%
34%
100%
100%
90%
0%
10%
81%
38%
97%
94%
94%
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0%
0%
0%
0%
0%
9%
0%
1%
3%
0%
0%
0%
4%
4%
0%
0%
1%
0%
2%
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Willow Wood
Bayou Bend Ii Apartments
Oak Ridge Apartments
Northgate Apts
Isle Parkway Apts
Bayou Plaza Apartments
Washington Plaza
Baptist Oaks
Clovis Ii Apartments
South Of Dauphin
Azalea Pointe
South Haven

36
72
124
110
48
60
80
53
52
100
208
60

7%
9%
1%
5%
8%
0%
0%
30%
13%
4%
0%
64%

93%
91%
97%
95%
90%
100%
100%
70%
28%
95%
100%
34%

0%
0%
2%
0%
2%
0%
0%
0%
57%
1%
0%
2%

0%
0%
0%
0%
0%
0%
0%
0%
0%
0%
0%
0%

43%
49%
74%
59%
67%
4%
19%
0%
45%
67%
91%
0%

Other HUD Multifamily Assisted Housing
(Mobile, AL CDBG) Jurisdiction
#
Development Name
Units White Black Hispanic Asian Households with Children
Ahepa 310-Vi Apartments
65
80%
20%
0%
0%
0%
Navco Road Group Home
11
Girby Road Apartments
21
78%
22%
0%
0%
0%
Star Thistle Apts
12
91%
0%
9%
0%
0%
Christopherson Estates
22
60%
40%
0%
0%
0%
Ahepa 310 V Apts
51
71%
29%
0%
0%
0%
Roslyn Green
15
Pine Trace Apts
15
50%
50%
0%
0%
0%
Deerwood
3
Zeigler Voa Housing
14
31%
62%
8%
0%
0%
Ahepa 310-Vii
59
89%
7%
2%
2%
0%
Rendu Terrace West
50
59%
41%
0%
0%
0%
Onderdonk Cottages
25
45%
45%
9%
0%
0%
Halls Mill Voa Living Center
7
Ringold Group Home
6
Ivy Estates
14
46%
46%
0%
8%
0%
Bartlett Place
14
82%
18%
0%
0%
0%
Anderson Fischer Apartments
19
76%
18%
0%
0%
0%
Note 1: For LIHTC properties, this information will be supplied by local knowledge.
Note 2: Percentages may not add to 100 due to rounding error.
Note 3: Data Sources: APSH
Note 4: Refer to the Data Documentation for details (www.hudexchange.info).
*Roger Williams Homes was closed in October 2016
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V.C.1.c. Disparities in Access to Opportunity
V.C.1.c.i. Describe any disparities in access to opportunity for residents of publicly supported housing in
the jurisdiction and region, including within different program categories (public housing, project-based
Section 8, Other Multifamily Assisted Developments, HCV, and LIHTC) and between types (housing
primarily serving families with children, elderly persons, and persons with disabilities) of publicly
supported housing.
Public Housing
 Public housing units are located in predominately Black neighborhoods and in or near
R/ECAPs and are located in high poverty neighborhoods with the lowest environmental
health index scores.


These neighborhoods are also least likely to have access to jobs and score low on the labor
market index and may have limited access to transit.



Residents of public housing developments have access to neighborhoods with schools that
rank both high and low on the school proficiency index.

Project-Based Section 8
 Project-based section 8 units are scattered all over the city and are located in neighborhoods
that are either predominately Black or integrated.


Access to opportunity in project-based section 8 units is largely based on the location of the
development and the surrounding neighborhood.

Other HUD Multifamily
 Other HUD Multifamily developments are more likely to be west of Interstate 65 in areas that
somewhat integrated or primarily White.


In comparison to other publicly supported housing, these communities have greater access to
opportunity, including better environmental health.



Other HUD Multifamily residents are primarily elderly or persons with disabilities.



Units are located in areas with less transit trips and higher transportation costs which limit
opportunity for the elderly and people with disabilities.

Housing Choice Vouchers
 Areas that have a large percentage of voucher units have lower labor engagements scores,
which may be a result of a large number of families with children that live in voucher units.


Housing Choice Vouchers have the highest density in neighborhoods that are located near
other publicly supported housing and have less access to opportunity than neighborhoods
with less Housing Choice Vouchers.
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V.C.2. Additional Information
V.C.2.a. Beyond the HUD-provided data, provide additional relevant information, if any, about publicly
supported housing in the jurisdiction and region, particularly information about groups with other
protected characteristics and about housing not captured in the HUD-provided data.
Waitlists
Mobile Housing Board’s Public Housing Program has a waitlist of 4,436 and an additional 959 on the
waiting list for the Housing Choice Voucher Program.
HUD Finding
In January of 2017, HUD ordered a $1.24 million corrective action based on a report by HUD’s Office
of Inspector General which stated the Mobile Housing Board had not complied with federal regulations.
The report laid out two major complaints: The Board hadn’t reported properly on its nonprofit, which
prevented HUD from identifying an apparent conflict of interest, and there are too many units sitting
vacant.6
V.C.2.b. The program participant may also describe other information relevant to its assessment of
publicly supported housing. Information may include relevant programs, actions, or activities, such as
tenant self-sufficiency, place-based investments, or geographic mobility programs.
HUD Finding
In March of 2017, the Mobile Housing Board of Commissioners approved a plan to repay
approximately $1.2 million in capital funds. The Board also approved a plan to turn units over more
quickly in order to decrease vacancy rates across properties.7
Choice Neighborhoods Planning
The data provided by HUD demonstrates that public housing in Mobile is located in neighborhoods that
are segregated, have high levels of poverty, and residents lack access to opportunity. In order to help
address those issues and redevelop an aging housing stock, the Mobile Housing Board was awarded
funding in 2015 to engage in two Choice Neighborhoods planning processes; Thomas James Place |
Southside Neighborhoods and Roger Williams Homes | Three Mile Trace Neighborhood.
Located near the Mobile Aeroplex at Brookley, the Southside Neighborhoods planning area is bounded
by Arlington Street and Hurtel Street on the north, Maryvale Street and I-10 on the south, Dauphin Island
Parkway on the west and Kellogg St and I-10 on the east. It includes Thomas James Place, Boykin Tower,
RV Taylor Plaza and portions of the Maysville community. The Final Plan was submitted to HUD in
January 2017 and accepted. The document outlines the following neighborhood vision:
We envision a neighborhood that is safe, clean, vibrant and diverse with shopping amenities, parks
and tree-lined streets. Summarizing this vision under the three pillars of the Choice Neighborhoods
Initiative, we want:

Lawrence Specker, “HUD affirms conflict of interest finding at Mobile Housing Board,” Alabama.com, January
19, 2017, http://www.al.com/news/mobile/index.ssf/2017/01/hud_affirms_conflict_of_intere.html.
7
Dale Liesch, “Mobile Housing Board begins to implement HUD suggestions,” Lagniappe Mobile, March at,
2017, https://lagniappemobile.com/mobile-housing-board-begins-implement-hud-suggestions/
6
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Neighborhood – safe, populated with new residents as well as old, new businesses and jobs,
better connected to regional assets
People – healthy, educated, focused on youth, empowered and employed
Housing – new, mixed-income developments with housing that respects the neighborhood
fabric

Roger Williams Homes | Three Mile Trace Neighborhood is located a mile from downtown Mobile It is
bounded by St. Stephens Road on the west, North Ann Street on the south, Toulmins Spring
Branch/Three Mile Creek on the east, and South Wilson Avenue on the north. The neighborhood is
located in a flood area and disasters have compounded issues of blight and abandonment in the
neighborhood. The Roger Williams Homes is a 453-unit public housing development that was built in
1954 and in need of repair. With the input of local community members and stakeholders, the Roger
Williams Homes | Three Mile Trace Redevelopment Plan was completed in January of 2017.
Community outreach culminated in the redevelopment vision that includes the following 8 guiding
principles and tenants:
1. Achieve Individual Health and Wellbeing
2. Concentrate on Education
3. Realize a Safe Place to Live and Raise Children
4. Attract More Residents into the Neighborhood
5. Promote Economic and Business Development
6. Celebrate Diversity
7. Honor History and Culture
8. Attain Maximum Connectivity
Both visions encourage development to both address the opportunity gaps in the neighborhood and
connect residents to education, jobs, and other services throughout the city. At the end of this process, in
the fall of 2016, the Roger Williams Homes were closed and residents were relocated using Housing
Choice Vouchers.
Resident Services
The Mobile Housing Board offers programs and services to assist families and provide opportunities to
learn lifestyle and economic independence skills. The Community & Family Empowerment Department
offers the Family Self-Sufficiency Program which focuses on economic independence. Additionally,
Mobile Housing Board’s Ross Service Coordinators Grant Program offers the Senior Wellness program.
Both programs provide the following services and activities:






Case management
Transportation
Wellness programs
Employment opportunities
Computer access

Career development programs are also offered and include GED tutoring, small business development
workshops and the SWEET-P Summer jobs program which provides job training for residents 16-23.
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V.C.3. Contributing Factors of Publicly Supported Housing Location and Occupancy
Consider the listed factors and any other factors affecting the jurisdiction and region. Identify factors
that significantly create, contribute to, perpetuate, or increase the severity of fair housing issues related
to publicly supported housing, including Segregation, R/ECAPs, Disparities in Access to Opportunity,
and Disproportionate Housing Needs. For each contributing factor that is significant, note which fair
housing issue(s) the selected contributing factor relates to.

Factors of Publicly Supported Housing Location and Occupancy

Comments

Siting selection policies, practices and decisions for publicly supported housing,
including discretionary aspects of Qualified Allocation Plans and other
programs
The term “siting selection” refers here to the placement of new publicly supported
housing developments. Placement of new housing refers to new construction or
acquisition with rehabilitation of previously unsubsidized housing. State and local
policies, practices, and decisions can significantly affect the location of new
publicly supported housing. Local policies, practices, and decisions that may
influence where developments are sited include, but are not limited to, local
funding approval processes, zoning and land use laws, local approval of LIHTC
applications, and donations of land and other municipal contributions. For
example, for LIHTC developments, the priorities and requirements set out in the
governing Qualified Allocation Plan (QAP) influence where developments are
located through significant provisions in QAPs such as local veto or support
requirements and criteria and points awarded for project location.
Lack of public investments in specific neighborhoods, including services or
amenities
The term “public investment” refers here to the money government spends on
housing and community development, including public facilities, infrastructure,
services. Services and amenities refer to services and amenities provided by local
or state governments. These services often include sanitation, water, streets,
schools, emergency services, social services, parks and transportation. Lack of or
disparities in the provision of municipal and state services and amenities have an
impact on housing choice and the quality of communities. Inequalities can include,
but are not limited to disparity in physical infrastructure (such as whether or not
roads are paved or sidewalks are provided and kept up); differences in access to
water or sewer lines, trash pickup, or snow plowing. Amenities can include, but are
not limited to recreational facilities, libraries, and parks. Variance in the
comparative quality and array of municipal and state services across neighborhoods
impacts fair housing choice.

Recent Qualified Allocation
Plans issued by the State of
Alabama’s Housing Finance
Authority has included
scrutiny on the per unit cost
for Low Income Housing
Tax Credit developments,
including an applicant from
within the City of Mobile in
2017 for a rehabilitation
project.

The City of Mobile is
currently trying to address a
backlog of infrastructure
needs and is investing in
infrastructure throughout
the city. However, the
resources available do not
meet the needs of the
community.
There is also a need for
major investment in the
communities surrounding
public housing units and the
units themselves. Mobile’s
public housing stock is out
of date and in need of
serious repair.
Stakeholders identified the
need for expanded transit
services to increase the
frequency and hours of
service.
The Mobile County School
District has closed and
restructured schools located
in low income communities,
limiting access to
neighborhood schools.
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Factors of Publicly Supported Housing Location and Occupancy

Comments

Community opposition
The opposition of community members to proposed or existing developments—
including housing developments, affordable housing, publicly supported housing
(including use of housing choice vouchers), multifamily housing, or housing for
persons with disabilities—is often referred to as “Not in my Backyard,” or
NIMBY-ism. This opposition is often expressed in protests, challenges to land-use
requests or zoning waivers or variances, lobbying of decision-making bodies, or
even harassment and intimidation. Community opposition can be based on factual
concerns (concerns are concrete and not speculative, based on rational,
demonstrable evidence, focused on measurable impact on a neighborhood) or can
be based on biases (concerns are focused on stereotypes, prejudice, and anxiety
about the new residents or the units in which they will live). Community
opposition, when successful at blocking housing options, may limit or deny
housing choice for individuals with certain protected characteristics.
Land use and zoning laws
The term “land use and zoning laws” generally refers to regulation by State or local
government of the use of land and buildings, including regulation of the types of
activities that may be conducted, the density at which those activities may be
performed, and the size, shape and location of buildings and other structures or
amenities. Zoning and land use laws affect housing choice by determining where
housing is built, what type of housing is built, who can live in that housing, and the
cost and accessibility of the housing. Examples of such laws and policies include,
but are not limited to:
 Limits on multi-unit developments, which may include outright bans on multiunit developments or indirect limits such as height limits and minimum parking
requirements.
 Minimum lot sizes, which require residences to be located on a certain minimum
sized area of land.
 Occupancy restrictions, which regulate how many persons may occupy a
property and, sometimes, the relationship between those persons (refer also to
occupancy codes and restrictions for further information).
 Inclusionary zoning practices that mandate or incentivize the creation of
affordable units.
 Requirements for special use permits for all multifamily properties or multifamily
properties serving individuals with disabilities.
 Growth management ordinances.

Stakeholder interviews
indicated that there was
widespread community
opposition to affordable
housing development across
the city.

Current land use and zoning
laws reflect a strong
preference for single family
housing development in
Mobile, limiting affordable
options for developers.
Additionally, there is a lack
of community support for
multi-family developments,
specifically in historic areas
of the city which are near a
number of R/ECAP areas.
Multi-family unit
development is limited by
minimum lot sizes and lack
of multi-family zoning.
The City does not currently
have mechanisms to require
fair housing development
such as inclusionary zoning.
There are limitations on
supportive housing units
and homeless and
emergency shelters are only
allowed with the Planning
Board’s approval.

Admissions and occupancy policies and procedures, including preferences in
publicly supported housing
The term “admissions and occupancy policies and procedures” refers here to the
policies and procedures used by publicly supported housing providers that affect
who lives in the housing, including policies and procedures related to marketing,
advertising vacancies, applications, tenant selection, assignment, and maintained or
terminated occupancy. Procedures that may relate to fair housing include, but are
not limited to:
 Admissions preferences (e.g. residency preference, preferences for local
workforce, etc.)
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Mobile Housing Board
waitlists are separated by
housing development versus
overall portfolio.
The Mobile Housing Board
uses a series of local
preferences for its Housing
Choice and Project-Based
Voucher programs. These
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Factors of Publicly Supported Housing Location and Occupancy

Comments

 Application, admissions, and waitlist policies (e.g. in-person application
requirements, rules regarding applicant acceptance or rejection of units, waitlist
time limitations, first come first serve, waitlist maintenance, etc.).
 Income thresholds for new admissions or for continued eligibility.
 Designations of housing developments (or portions of developments) for the
elderly and/or persons with disabilities.
 Occupancy limits.
 Housing providers’ policies for processing reasonable accommodations and
modifications requests.
 Credit policies.
 Policies related to criminal records including arrests and convictions
 Eviction policies and procedures

preferences include income
targets, employment status
and households including
elderly or disabled
individuals. These priorities
assist in meeting critical
needs within the
community; however, they
can serve to limit access to
housing for to some
protected populations within
the city.
Mobile Housing Board uses
past criminal records as
criteria for admissions.

Lack of private investments in specific neighborhoods
The term “private investment” refers here to investment by non-governmental
entities, such as corporations, financial institutions, individuals, philanthropies, and
non-profits, in housing and community development infrastructure. Private
investment can be used as a tool to advance fair housing, through innovative
strategies such as mixed-use developments, targeted investment, and public-private
partnerships. Private investments may include, but are not limited to: housing
construction or rehabilitation; investment in businesses; the creation of community
amenities, such as recreational facilities and providing social services; and
economic development of the neighborhoods that creates jobs and increase access
to amenities such as grocery stores, pharmacies, and banks. It should be noted that
investment solely in housing construction or rehabilitation in areas that lack other
types of investment may perpetuate fair housing issues. While “private investment”
may include many types of investment, to achieve fair housing outcomes such
investments should be strategic and part of a comprehensive community
development strategy.

Lack of regional cooperation
The term “regional cooperation” refers here to formal networks or coalitions of
organizations, people, and entities working together to plan for regional
development. Cooperation in regional planning can be a useful approach to
coordinate responses to identified fair housing issues and contributing factors
because fair housing issues and contributing factors not only cross multiple
sectors—including housing, education, transportation, and commercial and
economic development—but these issues are often not constrained by politicalgeographic boundaries. When there are regional patterns in segregation or
R/ECAP, access to opportunity, disproportionate housing needs, or the
concentration of affordable housing there may be a lack of regional cooperation
and fair housing choice may be restricted.
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Public housing units are
largely located in areas of
the city continue to be
underserved by services and
businesses. In addition to a
lack of services such as
grocery stores and banks,
many non-profits are
located in areas with less
needs.
The areas surrounding
public housing
developments have fallen
into disrepair, increasing the
amount of investment for
renovation and
revitalization activities.
Stakeholders felt that
collaboration between local
government and local
services providers needs a
great deal of improvement.
Many identified the need for
organizations providing
similar services to
collaborate to efficiently use
limited resources.
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V.D.1 Disability and Access Analysis – Population Profile
V.D.1.a. How are persons with disabilities geographically dispersed or concentrated in the
jurisdiction and region, including R/ECAPs and other segregated areas identified in previous
sections?
Persons with disabilities in the Region are geographically concentrated in the city of Mobile and
correspond with the location of affordable housing and amenities.




The location of people with disabilities in Map 16 corresponds with the location of publicly
funded housing, specifically other HUD multifamily units in west Mobile.
There is some concentration along the eastern edge of the city, partially within an R/ECAP
where several public housing units are located.
Additionally, there is some concentration in the southwest corner of the city, where there is
a number of other HUD multifamily and LIHTC units, which tend to serve the elderly and
people with disabilities.
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V.D.1.b. Describe whether these geographic patterns vary for persons with each type of
disability or for persons with disabilities in different age ranges.
Individuals with disabilities in Mobile may rely heavily on publicly funded housing as these
individuals are more likely to live in areas with concentrations of publicly funded housing.





There are a greater number of persons with ambulatory disabilities in Mobile (9.39% of the
population) demonstrated by a higher density on the map.
Overall, the geographic patterns are similar for all persons with disabilities. Persons with
disabilities between 18 and 64 years old also make up the majority of the persons with
disabilities (9.64% of people in Mobile) and tend to live in the same areas of the city that
the public housing units are located.
According to Map 17, those over the age of 64 (6.12% of people in Mobile) are more likely
to live in the southwest corner of the city. Again, this corresponds with the location of
several other HUD multifamily units.

Table 22 Disability by Type
(Mobile, AL CDBG,
HOME, ESG)
(Mobile, AL CBSA)
Jurisdiction
Region
Disability Type
#
%
#
%
Hearing difficulty
6,500
3.68%
16,237
4.29%
Vision difficulty
5,861
3.32%
12,490
3.30%
Cognitive difficulty
10,698
6.06%
24,041
6.35%
Ambulatory difficulty
16,564
9.39%
37,482
9.90%
Self-care difficulty
6,188
3.51%
13,075
3.46%
Independent living difficulty
10,517
5.96%
23,654
6.25%
Note 1: All % represent a share of the total population within the jurisdiction or region.
Note 2: Data Sources: ACS
Note 3: Refer to the Data Documentation for details (www.hudexchange.info).
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V.D.2. Disability and Access Analysis - Housing Accessibility
V.D.2.a. Describe whether the jurisdiction and region have sufficient affordable, accessible
housing in a range of unit sizes.
Except for the HCV Program, publicly supported housing units are primarily 0-2 bedroom units.
This poses limitations for households that need larger units.




41.07% of units in public housing are 0-1 bedroom and 33.69% are 2-bedroom units.
95.71% of other multifamily units are 0-1 bedroom units.
Over half (58.85%) of HVC program units are 3 or more bedrooms.

Table 23 Publicly Supported Housing by Program Category: Units by Number of Bedrooms
and Number of Children
(Mobile, AL CDBG, HOME, ESG) Jurisdiction
Households
in 0-1
Households in Households in
Bedroom
2 Bedroom
3+ Bedroom
Households
Units
Units
Units
with Children
Housing Type

#

%

#

%

#

%

#

%

Public Housing
Project-Based Section
8

835 41.07%

685 33.69%

502 24.69%

858 42.20%

945 49.87%

659 34.78%

272 14.35%

867 45.75%

Other Multifamily

379 95.71%

HCV Program

368

9.28%

15

3.79%

0

0.00%

1,192 30.07% 2,333 58.85%

1

0.25%

2,692 67.91%

Note 1: Data Sources: APSH
Note 2: Refer to the Data Documentation for details (www.hudexchange.info).

V.D.2.b. Describe the areas where affordable accessible housing units are located in the
jurisdiction and region. Do they align with R/ECAPs or other areas that are segregated?
The majority of accessible units are within the city of Mobile and are distributed throughout
publicly funded housing. The largest concentration of accessible units is in other Multifamily which
tend to be in more integrated and accessible neighborhoods.



Of the 1,783 people who have a disability in the region, 1,390 live in the city of Mobile.
42.93% of people a disability live in other multifamily.

V.D.2.c. To what extent are persons with different disabilities able to access and live in the
different categories of publicly supported housing in the jurisdiction and region?
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Other multifamily and public housing are the most accessible units for those with disabilities.


Other multifamily is home to 42.93% of people with a disability in Mobile and 31.23% in
the region.

Table 24 Disability by Publicly Supported Housing Program Category
(Mobile, AL CDBG, HOME,
ESG) Jurisdiction
Public Housing
Project-Based Section 8
Other Multifamily
HCV Program
(Mobile, AL CBSA) Region
Public Housing
Project-Based Section 8
Other Multifamily
HCV Program

People with a Disability*
#
%
455
22.38%
286
15.09%
170
42.93%
479
12.08%

554
411
173
645

19.85%
17.43%
31.23%
11.87%

Note 1: The definition of "disability" used by the Census Bureau
may not be comparable to reporting requirements under HUD
programs.
Note 2: Data Sources: ACS
Note 3: Refer to the Data Documentation for details
(www.hudexchange.info).

V.D.3. Disability and Access Analysis - Integration of Persons with Disabilities Living in
Institutions and Other Segregated Settings
V.D.3.a. To what extent do persons with disabilities in or from the jurisdiction or region reside in
segregated or integrated settings?
Overall, persons with disabilities in publicly supported housing live in other multifamily
developments which tend to be the most integrated publicly supported housing.

V.D.3.b. Describe the range of options for persons with disabilities to access affordable housing
and supportive services in the jurisdiction and region.
There is a lack of affordable housing to meet the needs of residents in Mobile, including those with
disabilities. Although, stakeholders noted the need for additional supportive housing in the region, it
was noted that there is a strong network of organizations that support persons with disabilities.
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V.D.4. Disability and access Analysis - Disparities in Access to Opportunity
V.D.4.a. To what extent are persons with disabilities able to access the following in the
jurisdiction and region? Identify major barriers faced concerning:
The City of Mobile’s Americans with Disabilities Act Transition Plan was updated in August of
2016. During a public meeting to receive public input on the 2016 transition plan, the following
concerns were expressed in relation to access to government services and facilities, public
infrastructure, and transportation:
i. Government services and facilities
 Concern over ability of disabled individuals to get information or services in the case of a
disaster.
ii. Public infrastructure (e.g., sidewalks, pedestrian crossings, pedestrian signals)
 Parts of the city, including along Airport Boulevard, along Old Shell road, and in
neighborhoods do not have sidewalks making it difficult for those with mobility disabilities.
 West Mobile does not have sidewalks, making it difficult for those with mobility
disabilities.
 Concern over the width and maintenance of sidewalks and curbcuts in various places in the
city, including: Midtown and along Springhill Avenue, Bay Shore Avenue, Frederick Street,
and Fredonia Street.
iii. Transportation
 Lack of accessibility to reach bus stops and transit services
 Transit services reach a limited amount of the city and do not serve those living in other
areas of the county
iv. Proficient schools and educational programs




Stakeholders indicated the consolidation of schools and district changes in the community
has had an impact on all students, including those with disabilities.
Students who live within two miles of their school do not have access to transportation from
the Mobile School District. This can be a challenge for students with disabilities and/or
students with disabled parents.
Many of Mobile Public School buildings are old and require additional infrastructure to
accommodate children and/or parents with disabilities

v. Jobs
 In 2012, the State of Alabama ranked last in the nation for three metrics measuring
employment of persons with significant disabilities.8

8

Policy Research Brief 22, no.1 (2012):4-5, accessed June 28, 2017. https://ici.umn.edu/products/prb/221/221.pdf
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According to stakeholders there are limited job opportunities for persons with disabilities.
This is a combination of factors including lack of job opportunities for those with limited
skill sets to employers being biased against persons with disabilities.

V.D.4.b. Describe the processes that exist in the jurisdiction and region for persons with
disabilities to request and obtain reasonable accommodations and accessibility modifications to
address the barriers discussed above.
City of Mobile
In accordance with the requirements of title II of the Americans with Disabilities Act of 1990
("ADA"), the City of Mobile will not discriminate against qualified individuals with disabilities on
the basis of disability in its services, programs, or activities.
Employment: The City of Mobile does not discriminate on the basis of disability in its hiring or
employment practices and complies with all regulations promulgated by the U.S. Equal
Employment Opportunity Commission under title I of the ADA.
Effective Communication: The City of Mobile will generally, upon request, provide appropriate
aids and services leading to effective communication for qualified persons with disabilities so they
can participate equally in the City of Mobile's programs, services, and activities, including qualified
sign language interpreters, documents in Braille, and other ways of making information and
communications accessible to people who have speech, hearing, or vision impairments.
Modifications to Policies and Procedures: The City of Mobile will make all reasonable
modifications to policies and programs to ensure that people with disabilities have an equal
opportunity to enjoy all of its programs, services, and activities. For example, individuals with
service animals are welcomed in offices, even where pets are generally prohibited.
Anyone who requires an auxiliary aid or service for effective communication, or a modification of
policies or procedures to participate in a program, service, or activity of the City of Mobile, should
contact the office of the ADA Coordinator, as soon as possible but no later than 48 hours before the
scheduled event. The linked ADA request form may be used for this purpose. Additionally,
requestors may directly communicate their request with the city department organizing the event, or,
for all City Council meetings and public hearings, the City Clerk's office.
The City of Mobile will not place a surcharge on a particular individual with a disability or any
group of individuals with disabilities to cover the cost of providing auxiliary aids/services or
reasonable modifications of policy, such as retrieving items from locations that are open to the
public but are not accessible to persons who use wheelchairs.
The ADA does not require the City of Mobile to take any action that would fundamentally alter the
nature of its programs or services, or impose an undue financial or administrative burden.
Mobile County School District
The Special Services Division of the Mobile County Public School System encompasses several
programs, Special Education, Special Education Preschool, Psychological Services,
504/Homebound/Hospital, Gifted and Talented Program, and three special schools, Continuous
Learning Center (CLC), Evans, and The Regional School for the Deaf and Blind. The Executive
Director supervises the Coordinator of Psychological Services, Psychometrists, Central Office based
Resource Teachers, two Board Certified Behavior Analysts, Behavioral Trainers, Occupational
Therapists, Physical Therapists, as well as itinerant Speech/Language teachers.
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Local Service Providers
There is a strong network of service providers that offer programs to assist individuals with a
disability throughout Mobile. Organizations such as the Independent Living Center, Mobile ARC,
and Goodwill Easterseals Gulf Coast support local residents. These organizations provide services
such as healthcare, housing, transportation, and job and skills training. The majority of individuals
that rely on these organizations are very low income and rely on Medicaid to access these services.

V.D.4.c Describe any difficulties in achieving homeownership experienced by persons with
disabilities and by persons with different types of disabilities in the jurisdiction and region.
Stakeholders noted the lack of affordable housing overall, and specifically for those with
disabilities. The city of Mobile has an older housing stock, with a large amount of homes that are
not suitable for persons with disabilities. The cost to renovate homes to make them accessible is
likely to be cost prohibitive for many and make homeownership in Mobile more difficult.

V.D.5. Disability and Access Analysis - Disproportionate Housing Needs
V.D.5.a. Describe any disproportionate housing needs experienced by persons with disabilities
and by persons with certain types of disabilities in the jurisdiction and region.
Stakeholders noted that many persons with disabilities are likely to be low income and lack access
to housing opportunities. Although many of the publicly funded housing developments for those
with disabilities are located in areas with more opportunity, the lack of choice throughout the city
limits persons with disabilities.

V.D.6. Additional InformationV.D.6.a. Beyond the HUD-provided data, provide additional
relevant information, if any, about disability and access issues in the jurisdiction and region
including those affecting persons with disabilities with other protected characteristics.
Stakeholders identified the access to Medicaid and Medicaid Vouchers as a major issue for
individuals with disabilities. Many people with disabilities are low income and rely on Medicaid to
provide access to healthcare, housing, transportation, and skills or job training. The waiting list for
a Medicaid Voucher that would allow an individual to receive low or no cost services from
organizations such as Mobile Arc or Independent Living Center is over 3,000 people throughout
the state of Alabama. Stakeholders noted that some of their facilities and programs have openings
that could easily be filled, increasing the level of service in the community, with the expansion of
vouchers.

V.D.6.b. The program participant may also describe other information relevant to its assessment
of disability and access issues.
Infrastructure
The City of Mobile launched a Capital Improvement Plan in the 2015-2016 fiscal year funded by a
three-year extension of a one cent increase in the city sales tax originated in 2010. This will help to
address some of the infrastructure concerns throughout the community, including those related to
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accessibility for persons with disabilities. The following map and table provide a breakdown of the
funds by City Council District.

Figure 15 Mobile Capital Improvement Projects FY2016-2017

Source: www.fixmobile.org

City Council approved the 2018 Capital Improvement Plan on April 25, 2017 which will continue
to improve infrastructure throughout the city.
Snapshot of 2016-2018 Capital Improvement Program:
 Roadway Resurfacing, Striping and Reconstruction - $14,934,118
 Stormwater Management and Drainage Projects - $13,374,000
 Parks and Recreation Facility Repairs and Improvements - $12,590,728
 Sidewalk Repair and New Installations - $5,086,071
 Traffic and Signal System Improvements - $5,304,061
 Facility Repairs and Improvements - $4,893,001
 Assessments, Program Management, and Contingencies - $4,543,021
 MAWSS Joint Projects - $1,350,000
 Bridge, Culvert, and Guardrail Repair - $925,000
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V.D.7. Disability and Access Issues Contributing Factors
Consider the listed factors and any other factors affecting the jurisdiction and region. Identify
factors that significantly create, contribute to, perpetuate, or increase the severity of disability and
access issues and the fair housing issues, which are Segregation, R/ECAPs, Disparities in Access to
Opportunity, and Disproportionate Housing Needs. For each contributing factor, note which fair
housing issue(s) the selected contributing factor relates to.

Factors – Disability and Access

Comments

Lack of affordable in-home or community-based supportive services
The term “in-home or community-based supportive services” refers here
to medical and other supportive services available for targeted
populations, such as individuals with mental illnesses, cognitive or
developmental disabilities, and/or physical disabilities in their own home
or community (as opposed to in institutional settings). Such services
include personal care, assistance with housekeeping, transportation, inhome meal service, integrated adult day services and other services
(including, but not limited to, medical, social, education, transportation,
housing, nutritional, therapeutic, behavioral, psychiatric, nursing, personal
care, and respite). They also include assistance with activities of daily
living such as bathing, dressing, eating, and using the toilet, shopping,
managing money or medications, and various household management
activities, such as doing laundry. Public entities must provide services to
individuals with disabilities in community settings rather than institutions
when: 1) such services are appropriate to the needs of the individual; 2)
the affected persons do not oppose community-based treatment; and 3)
community-based services can be reasonably accommodated, taking into
account the resources available to the public entity and the needs of others
who are receiving disability-related services from the entity. Assessing the
cost and availability of these services is also an important consideration,
including the role of state Medicaid agencies. The outreach of government
entities around the availability of community supports to persons with
disabilities in institutions may impact these individuals’ knowledge of
such supports and their ability to transition to community-based settings.
Lack of affordable, accessible housing in range of unit sizes
What is “affordable” varies by circumstance, but an often used rule of
thumb is that a low- or moderate-income family can afford to rent or buy a
decent-quality dwelling without spending more than 30 percent of its
income. For purposes of this assessment, “accessible housing” refers to
housing that accords individuals with disabilities equal opportunity to use
and enjoy a dwelling. Characteristics that affect accessibility may include
physical accessibility of units and public and common use areas of
housing, as well as application procedures, such as first come first serve
waitlists, inaccessible websites or other technology, denial of access to
individuals with assistance animals, or lack of information about
affordable accessible housing. The clustering of affordable, accessible
housing with a range of unit sizes may also limit fair housing choice for
individuals with disabilities.
Lack of affordable, integrated housing for individuals who need
supportive services
What is “affordable” varies by the circumstances affecting the individual,
and includes the cost of housing and services taken together. Integrated
housing is housing where individuals with disabilities can live and interact
with persons without disabilities to the fullest extent possible. In its 1991
rulemaking implementing Title II of the ADA, the U.S. Department of

Affordable options for in-home or
community-based supportive
services are available throughout
Mobile. However, many persons
with disabilities are very low
income and cannot afford even a
modest fee. This group relies on
Medicaid Vouchers to cover the
cost of care, there is currently a
waiting list of over 3,000 to access
these vouchers in the state of
Alabama.
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Many of the buildings in Mobile are
historic and/or were built before
accommodations for persons with
disabilities were common. This
poses a challenge for those
accessing services and looking to
buy homes in the city.

Stakeholders noted the need for
additional affordable options for
supportive housing in the region.
Resources are limited at the federal,
state, and local level to serve
persons with disabilities. Many
persons with disabilities are very
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Factors – Disability and Access

Comments

Justice defined “the most integrated setting appropriate to the needs of
qualified individuals with disabilities” as “a setting that enables
individuals with disabilities to interact with nondisabled persons to the
fullest extent possible.” By contrast, segregated settings are occupied
exclusively or primarily by individuals with disabilities. Segregated
settings sometimes have qualities of an institutional nature, including, but
not limited to, regimentation in daily activities, lack of privacy or
autonomy, policies limiting visitors, limits on individuals’ ability to
engage freely in community activities and manage their own activities of
daily living, or daytime activities primarily with other individuals with
disabilities. For purposes of this tool “supportive services” means medical
and other voluntary supportive services available for targeted populations
groups, such as individuals with mental illnesses, intellectual or
developmental disabilities, and/or physical disabilities, in their own home
or community (as opposed to institutional settings). Such services may
include personal care, assistance with housekeeping, transportation, inhome meal service, integrated adult day services and other services. They
also include assistance with activities of daily living such as bathing,
dressing, and using the toilet, shopping, managing money or medications,
and various household management activities, such as doing laundry.
Lack of assistance for housing accessibility modifications
The term “housing accessibility modification” refers here to structural
changes made to existing premises, occupied or to be occupied by a
person with a disability, in order to afford such person full enjoyment and
use of the premises. Housing accessibility modifications can include
structural changes to interiors and exteriors of dwellings and to common
and public use areas. Under the Fair Housing Act, landlords are required
by fair housing laws to permit certain reasonable modifications to a
housing unit, but are not required to pay for the modification unless the
housing provider is a recipient of Federal financial assistance and
therefore subject to Section 504 of the Rehabilitation Act or is covered by
the Americans with Disabilities Act (in such cases the recipient must pay
for the structural modification as a reasonable accommodation for an
individual with disabilities). However, the cost of these modifications can
be prohibitively expensive. Jurisdictions may consider establishing a
modification fund to assist individuals with disabilities in paying for
modifications or providing assistance to individuals applying for grants to
pay for modifications.
Lack of assistance for transitioning from institutional settings to
integrated housing
The integration mandate of the ADA and Olmstead v. L.C., 527 U.S. 581
(1999) (Olmstead) compels states to offer community-based health care
services and long-term services and supports for individuals with
disabilities who can live successfully in housing with access to those
services and supports. In practical terms, this means that states must find
housing that enables them to assist individuals with disabilities to
transition out of institutions and other segregated settings and into the
most integrated setting appropriate to the needs of each individual with a
disability. A critical consideration in each state is the range of housing
options available in the community for individuals with disabilities and
whether those options are largely limited to living with other individuals
with disabilities, or whether those options include substantial
opportunities for individuals with disabilities to live and interact with
individuals without disabilities. For further information on the obligation

low income and rely on Medicaid
and Medicaid Vouchers for
assistance. The waitlist for vouchers
is over 3,000 in the state of
Alabama
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There are very limited resources for
individuals and families looking to
modify their homes to
accommodate an individual with a
disability. This is compounded by
the age of the housing stock and
prevalence of blighted properties in
some areas.

Based on input gathered related to
available resources there is a limited
availability of resources to fully
address these needs.
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Factors – Disability and Access
to provide integrated housing opportunities, please refer to HUD’s
Statement on the Role of Housing in Accomplishing the Goals of
Olmstead, the U.S. Department of Justice’s Statement on Olmstead
Enforcement, as well as the U.S. Department of Health and Human
Services’ Centers for Medicare and Medicaid Services final rule and
regulations regarding Home and Community-Based Setting requirements.
Policies that perpetuate segregation may include: inadequate communitybased services; reimbursement and other policies that make needed
services unavailable to support individuals with disabilities in mainstream
housing; conditioning access to housing on willingness to receive
supportive services; incentivizing the development or rehabilitation of
segregated settings. Policies or practices that promote community
integration may include: the administration of long-term State or locallyfunded tenant-based rental assistance programs; applying for funds under
the Section 811 Project Rental Assistance Demonstration; implementing
special population preferences in the HCV and other programs;
incentivizing the development of integrated supportive housing through
the LIHTC program; ordinances banning housing discrimination of the
basis of source of income; coordination between housing and disability
services agencies; increasing the availability of accessible public
transportation.
Access to transportation for persons with disabilities
Individuals with disabilities may face unique barriers to accessing
transportation, including both public and private transportation, such as
buses, rail services, taxis, and para-transit. The term “access” in this
context includes physical accessibility, policies, physical proximity, cost,
safety, reliability, etc. It includes the lack of accessible bus stops, the
failure to make audio announcements for persons who are blind or have
low vision, and the denial of access to persons with service animals. The
absence of or clustering of accessible transportation and other
transportation barriers may limit the housing choice of individuals with
disabilities.
State or local laws, policies, or practices that discourage individuals with
disabilities from being place in or living in apartments, family homes,
and other integrated settings
State and local laws, policies, or practices may discourage individuals
with disabilities from moving to or being placed in integrated settings.
Such laws, policies, or practices may include medical assistance or social
service programs that require individuals to reside in institutional or other
segregated settings in order to receive services, a lack of supportive
services or affordable, accessible housing, or a lack of access to
transportation, education, or jobs that would enable persons with
disabilities to live in integrated, community-based settings.
Land use and zoning laws
The term “land use and zoning laws” generally refers to regulation by
State or local government of the use of land and buildings, including
regulation of the types of activities that may be conducted, the density
at which those activities may be performed, and the size, shape and
location of buildings and other structures or amenities. Zoning and
land use laws affect housing choice by determining where housing is
built, what type of housing is built, who can live in that housing, and
the cost and accessibility of the housing. Examples of such laws and
policies include, but are not limited to:
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Comments

Stakeholders noted a lack of
infrastructure, such as curb cuts and
accessible bus stops as a barrier to
accessing transit. This is in addition
to the lack of access due to limited
hours and routes.

There is a lack of resources at a
federal, state, and local level to
support persons with disabilities.

Current land use and zoning laws
reflect a strong preference for single
family housing development in
Mobile, limiting affordable options
for developers. Additionally, there
is a lack of community support for
multi-family developments,
specifically in historic areas of the
city which are near a number of
segregated areas.
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Factors – Disability and Access

Comments

 Limits on multi-unit developments, which may include outright
bans on multi-unit developments or indirect limits such as height
limits and minimum parking requirements.
 Minimum lot sizes, which require residences to be located on a
certain minimum sized area of land.
 Occupancy restrictions, which regulate how many persons may
occupy a property and, sometimes, the relationship between those
persons (refer also to occupancy codes and restrictions for further
information).
 Inclusionary zoning practices that mandate or incentivize the
creation of affordable units.
 Requirements for special use permits for all multifamily properties
or multifamily properties serving individuals with disabilities.
 Growth management ordinances.
Regulatory barriers to providing housing and supportive services for
persons with disabilities
Some local governments require special use permits for or place other
restrictions on housing and supportive services for persons with
disabilities, as opposed to allowing these uses as of right. These
requirements sometimes apply to all groups of unrelated individuals
living together or to some subset of unrelated individuals. Such
restrictions may include, but are not limited to, dispersion
requirements or limits on the number of individuals residing together.
Because special use permits require specific approval by local bodies,
they can enable community opposition to housing for persons with
disabilities and lead to difficulty constructing this type of units in
areas of opportunity or anywhere at all. Other restrictions that limit
fair housing choice include requirements that life-safety features
appropriate for large institutional settings be installed in housing
where supportive services are provided to one or more individuals
with disabilities. Note that the Fair Housing Act makes it unlawful to
utilize land use policies or actions that treat groups of persons with
disabilities less favorably than groups of persons without disabilities,
to take action against, or deny a permit, for a home because of the
disability of individuals who live or would live there, or to refuse to
make reasonable accommodations in land use and zoning policies and
procedures where such accommodations may be necessary to afford
persons or groups of persons with disabilities an equal opportunity to
use and enjoy housing.
Location of accessible housing
The location of accessible housing can limit fair housing choice for
individuals with disabilities. An important consideration of the location of
accessible housing includes the distribution of accessible units throughout
the jurisdiction and whether the accessible units are concentrated in a
particular area within the jurisdiction. For purposes of this assessment,
accessible housing refers to housing opportunities in which individuals
with disabilities have equal opportunity to use and enjoy a dwelling.
Characteristics that affect accessibility may include physical accessibility
of units and public and common use areas of housing, as well as
application procedures, such as first come first serve waitlists, inaccessible
websites or other technology, denial of access to individuals with
assistance animals, lack of familiarity of the building and safety and
permitting departments with accessibility standards, or lack of information
about affordable accessible housing. Federal, state, and local laws apply

Multi-family unit development is
limited by minimum lot sizes and
lack of multi-family zoning.
The City does not currently have
mechanisms to require fair housing
development such as inclusionary
zoning.
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There are limitations on supportive
housing units and homeless and
emergency shelters are only allowed
with the Planning Board’s approval.

The City of Mobile requires
planning approval on domiciliary
care facilities, retirement homes or
elderly housing, and rooming
houses in certain types of districts.
It should be noted that there are
districts that permit these uses by
right.

The majority of accessible housing
is located in western Mobile, which
had been developed recently,
limiting choice for those with
disabilities.
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Factors – Disability and Access
different accessibility requirements to housing. Generally speaking,
multifamily housing built in 1991 or later must have accessibility features
in units and in public and common use areas for persons with disabilities
in accordance with the requirements of the Fair Housing Act. Housing
built by recipients of Federal financial assistance or by, on behalf of, or
through programs of public entities must have accessibility features in
units and in public and common use areas, but the level of accessibility
required may differ depending on when the housing was constructed or
altered. Single-family housing is generally not required to be accessible by
Federal law, except accessibility requirements typically apply to housing
constructed or operated by a recipient of Federal financial assistance or a
public entity. State and local laws differ regarding accessibility
requirements. An approximation that may be useful in this assessment is
that buildings built before 1992 tend not to be accessible.
Access to proficient schools for persons with disabilities
Individuals with disabilities may face unique barriers to accessing
proficient schools. In some jurisdictions, some school facilities may not be
accessible or may only be partially accessible to individuals with different
types of disabilities (often these are schools built before the enactment of
the ADA or the Rehabilitation Act of 1973). In general, a fully accessible
building is a building that complies with all of the ADA’s requirements
and has no barriers to entry for persons with physical mobility
impairments. It enables students and parents with physical or sensory
disabilities to access and use all areas of the building and facilities to the
same extent as students and parents without disabilities, enabling students
with disabilities to attend classes and interact with students without
disabilities to the fullest extent. In contrast, a partially accessible building
allows for persons with physical mobility impairments to enter and exit
the building, access all relevant programs, and have use of at least one
restroom, but the entire building is not accessible and students or parents
with disabilities may not access areas of the facility to the same extent as
students and parents without disabilities. In addition, in some instances
school policies steer individuals with certain types of disabilities to certain
facilities or certain programs or certain programs do not accommodate the
disability-related needs of certain students.
Access to publicly supported housing for persons with disabilities
The lack of a sufficient number of accessible units or lack of access to key
programs and services poses barriers to individuals with disabilities
seeking to live in publicly supported housing. For purposes of this
assessment, publicly supported housing refers to housing units that are
subsidized by federal, state, or local entities. “Accessible housing” refers
to housing that accords individuals with disabilities equal opportunity to
use and enjoy a dwelling. The concept of “access” here includes physical
access for individuals with different types of disabilities (for example,
ramps and other accessibility features for individuals with physical
mobility impairments, visual alarms and signals for individuals who are
deaf or hard of hearing, and audio signals, accessible signage, and other
accessibility features for individuals who are blind or have low vision), as
well as the provision of auxiliary aids and services to provide effective
communication for individuals who are deaf or hard of hearing, are blind
or have low vision, or individuals who have speech impairments. The
concept of “access” here also includes programmatic access, which
implicates such policies as application procedures, waitlist procedures,
transfer procedures and reasonable accommodation procedures.
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Comments

Stakeholders noted Mobile County
Public Schools has a number of
older school buildings, which can
pose problems for physical
accessibility.

In general, there is a lack of
affordable housing in Mobile. This
impacts those with disabilities at a
greater level due to a lack of
accessible options throughout the
city due to an older housing stock
and limited multifamily
development.
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Factors – Disability and Access

Comments

Inaccessible sidewalks, pedestrian crossings, or other infrastructure
Many public buildings, sidewalks, pedestrian crossings, or other
infrastructure components are inaccessible to individuals with disabilities
including persons with physical mobility impairments, individuals who
are deaf or hard of hearing, and persons who are blind or have low vision.
These accessibility issues can limit realistic housing choice for individuals
with disabilities. Inaccessibility is often manifest by the lack of curb cuts,
lack of ramps, and the lack of audible pedestrian signals. While the
Americans with Disabilities Act and related civil rights laws establish
accessibility requirements for infrastructure, these laws do not apply
everywhere and/or may be inadequately enforced.

Many of the buildings in Mobile are
historic and/or were built before
accommodations for persons with
disabilities were common. This
poses a challenge for those
accessing services and looking to
buy homes in the city.

V.E. Fair Housing Enforcement, Outreach Capacity, and Resources Analysis
V.E.1. List and summarize any of the following that have not been resolved:







A charge or letter of finding from HUD concerning a violation of a civil rights-related law;
A cause determination from a substantially equivalent state or local fair housing agency
concerning a violation of a state or local fair housing law;
Any voluntary compliance agreements, conciliation agreements, or settlement agreements entered
into with HUD or the Department of Justice;
A letter of findings issued by or lawsuit filed or joined by the Department of Justice alleging a
pattern or practice or systemic violation of a fair housing or civil rights law;
A claim under the False Claims Act related to fair housing, nondiscrimination, or civil rights
generally, including an alleged failure to affirmatively further fair housing; or
A pending administrative complaints or lawsuits against the locality alleging fair housing
violations or discrimination.

Complaints to HUD
The majority of Fair Housing complaints to HUD were on the bases of Disability, followed by Race. The
following table provides an overview of complaints by bases filed from June 1, 2012 through January 3,
of 2017.

Table 25 City of Mobile Fair Housing Complaints by Bases 2012-2017
Bases for Discrimination
Disability
Race
Retaliation
Familial Status
Sex
Color
Source: HUD Office of Fair Housing and Equal Opportunity

Percent
29%
27%
16%
14%
13%
2%

Of the 42 complaints from June of 2012 through May of 2017, 45% were closed with a no cause
determination and 38% were closed due to a conciliation or settlement.
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Table 26 City of Mobile Fair Housing Complaints by Closure Reason 2012-2017
Closure Reason
No cause determination
Conciliation/settlement successful
Complaint withdrawn by complainant after resolution
Complaint withdrawn by complainant without resolution
Unable to locate complainant
Unresolved
Total
Source: HUD Office of Fair Housing and Equal Opportunity

Complaints
19
16
2
1
1
3
42

%
45%
38%
5%
2%
2%
7%
100%

Of those closed with conciliation or settlement, 42% were on the basis of disability and 26% were on the
basis of race.
According to HUD’s Office of Fair Housing and Equal Opportunity, there are three outstanding cases
with no resolution in the City of Mobile. Of those three cases, two are on the basis of disability and one is
on the bases of familial status.
Outstanding Cases




Case 04-14-0064-8 – Familial Status – filed 5/7/2014
Case 04-15-1143-8 – Disability – filed 9/25/2015
Case 04-15-1143-4 Disability – filed 9/25/2015 – Letter of Finding 5/19/2017

V.E.2. Describe any state or local fair housing laws. What characteristics are protected under
each law?
The State of Alabama’s fair housing law which was passed in 2006 is Alabama Code Title 24. Housing §
24-8-4. Protected characteristics under this law include race, color, religion, sex, familial status, or
national origin and in some cases disability.
In 2015, the Mobile City Council passed Ordinance No. 28-090-2015, an ordinance to amend Chapter 28,
Article III, Discrimination in Housing to include the following protected classes; race, sex, color, religion,
national origin, ancestry, familial status, handicap, age, military status, ethnicity, marital status, gender
identity or expression, or sexual orientation.

V.E.3. Identify any local and regional agencies and organizations that provide fair housing
information, outreach, and enforcement, including their capacity and the resources available to
them.
Center for Fair Housing
Located in Mobile and serving 8 counties, the Center for Fair Housing is a private non-profit civil rights
organization. The organization provides education and outreach activities for the community, while also
receiving and investigating allegations of discrimination. Center for Fair Housing also conducts
systematic investigations for housing discrimination through mystery shoppers. When necessary, the
Center for Fair Housing files complaints against municipalities and industries that don’t comply to
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enforce fair housing laws. The Center for Fair Housing performs community outreach at local events, has
a social media presence, including Facebook and Twitter, and appears on panels and local radio shows.
The majority of complaints that the Center for Fair Housing receives are based on race, disability or
familial status, which corresponds with the HUD data provided in section V.E.1. The organizations serves
individuals by first gaining information about their claim and assisting the client in deciding the best
course of action. Some clients need services and are referred to other organizations for assistance. If the
staff feels there is grounds for the complaint, a member of the team will open an investigation and begin
to collect additional information. If the complaint is related to an individual’s disability status, there is a
disability specialist on staff. If the case warrants a formal complaint, the staff at the Center for Fair
Housing will inform the client of their options to either file a case directly with HUD or provide the client
with additional support and the organization will file the complaint through the center.
In addition to providing direct services to the community, Center for Fair Housing serves as a resource to
municipalities by providing technical assistance and training to assist local government efforts to
Affirmatively Further Fair Housing. The Center for Fair Housing also provides training and technical
assistance to housing providers, real estate companies and agents, banks, lending institutions, and home
owners insurance companies.
Like many social service and housing organizations, The Center of Fair Housing is trying to do less with
more. The organization has seen a decline in funding and is operating with a smaller staff than in previous
years. According to HUD, funding has declined nearly 37% from $319,795 in FY 2012 to $202,816 in FY
2016.

V.E.4.a. Provide additional relevant information, if any, about fair housing enforcement,
outreach capacity, and resources in the jurisdiction and region.
Stakeholders noted that there are a number of misconceptions about fair housing enforcement in the
community. More specifically the misconception that fair housing practices only apply to developers who
have received funding from the Federal Government.

V.E.4.b. The program participant may also include information relevant to programs, actions, or
activities to promote fair housing outcomes and capacity.
In addition to fair housing education and training events through the Center for Fair Housing, local nonprofit housing developers also offer both in-house and ongoing training to their staff.

City of Mobile – Affirmatively Furthering Fair Housing
September 22, 2017

155

V.E.5. Fair Housing Enforcement, Outreach Capacity, and Resources Contributing Factors
Consider the listed factors and any other factors affecting the jurisdiction and region. Identify
factors that significantly create, contribute to, perpetuate, or increase the lack of fair housing
enforcement, outreach capacity, and resources and the severity of fair housing issues, which are
Segregation, R/ECAPs, Disparities in Access to Opportunity, and Disproportionate Housing Needs.
For each significant contributing factor, note which fair housing issue(s) the selected contributing
factor impacts.

Factors – Fair Housing Enforcement

Comments

Lack of resources for fair housing agencies and organizations
A lack of resources refers to insufficient resources for public or private
organizations to conduct fair housing activities including testing, enforcement,
coordination, advocacy, and awareness-raising. Fair housing testing has been
particularly effective in advancing fair housing, but is rarely used today
because of costs. Testing refers to the use of individuals who, without any
bona fide intent to rent or purchase a home, apartment, or other dwelling, pose
as prospective buyers or renters of real estate for the purpose of gathering
information, which may indicate whether a housing provider is complying with
fair housing laws. “Resources” as used in this factor can be either public or
private funding or other resources. Consider also coordination mechanisms
between different enforcement actors.

Local fair housing
organizations lack resources for
outreach and enforcement
activities. Funding continues to
decrease for fair housing
organizations.

Lack of local private fair housing outreach and enforcement
The term “local private fair housing outreach and enforcement” refers to
outreach and enforcement actions by private individuals and organizations,
including such actions as fair housing education, conducting testing, bring
lawsuits, arranging and implementing settlement agreements. A lack of private
enforcement is often the result of a lack of resources or a lack of awareness
about rights under fair housing and civil rights laws, which can lead to underreporting of discrimination, failure to take advantage of remedies under the
law, and the continuation of discriminatory practices. Activities to raise
awareness may include technical training for housing industry representatives
and organizations, education and outreach activities geared to the general
public, advocacy campaigns, fair housing testing and enforcement. Examples
of activities, among others, these civil rights organizations undertake may
include: outreach, education, and training on fair housing issues such as the
appropriate application of arrest and criminal conviction records, credit
policies, and prior evictions in leasing and lease termination decision making;
and fair housing issues affecting LGBT individuals, the application of any
state or local law providing specific protection for such individuals, as well as
compliance with HUD regulations and guidance relating to such individuals.

Local fair housing
organizations lack resources for
outreach and enforcement
activities. Funding continues to
decrease for fair housing
organizations.

Lack of local public fair housing enforcement
The term “local public fair housing enforcement” refers here to enforcement
actions by State and local agencies or non-profits charged with enforcing fair
housing laws, including testing, lawsuits, settlements, and fair housing audits.
A lack of enforcement is a failure to enforce existing requirements under state
or local fair housing laws. This may be assessed by reference to the nature,
extent, and disposition of housing discrimination complaints filed in the
jurisdiction.

Local fair housing
organizations lack resources for
outreach and enforcement
activities. Funding continues to
decrease for fair housing
organizations.

Lack of state or local fair housing laws
State and local fair housing laws are important to fair housing outcomes.
Consider laws that are comparable or “substantially equivalent” to the Fair

The State of Alabama’s fair
housing law, passed in 2006
(Alabama Code Title 24.
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Factors – Fair Housing Enforcement

Comments

Housing Act or other relevant federal laws affecting fair housing laws, as well
as those that include additional protections. Examples of state and local laws
affecting fair housing include legislation banning source of income
discrimination, protections for individuals based on sexual orientation, age,
survivors of domestic violence, or other characteristics, mandates to construct
affordable housing, and site selection policies. Though some states and local
jurisdiction may have housing laws that are designed to protect survivors of
domestic violence, many do not, which impedes their ability to access and
maintain their current housing as well as quickly find safe alternative housing.
Also consider changes to existing State or local fair housing laws, including
the proposed repeal or dilution of such legislation.

Housing § 24-8-4) establishes
protected characteristics
including race, color, religion,
sex, familial status, or national
origin and in some cases
disability.
In 2015, the Mobile City
Council passed Ordinance No.
28-090-2015, amending
Chapter 28, Article III,
Discrimination in Housing to
include the following protected
classes; race, sex, color,
religion, national origin,
ancestry, familial status,
handicap, age, military status,
ethnicity, marital status, gender
identity or expression, or sexual
orientation.
Neither the State nor City laws
include protections for
survivors of domestic violence.
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VI. Fair Housing Goals and Priorities
Table 27 Fair Housing Goals and Priorities
Goal

Fair Housing
Issue

Contributing
Factor

Increase
community
engagement
related to fair
housing
awareness and
planning

Disparities in access
to opportunity
Segregation
Disability and
Access
Disproportionate
housing needs

Strategies

Metrics,
Milestones and
Timeline for
Achievement

Responsible
Parties

1. Participate in fair
Lack of local
housing month
private fair housing
2. Participate in community
outreach and
development week
enforcement (high)
3. Actively encourage
Lack of local
resident engagement
public fair
in community
housing
planning activities
outreach and
enforcement
(high)

Strategy 1:

City of Mobile
(Community
and Housing
Development
Department)

Lack of resources
for fair housing
agencies and
organizations
(high)

Participate in
community
development week
from 2018 – 2022;
conducting at least
2 events and/or
campaigns related
to community
development

Participate in fair housing
month from 2018 – 2022;
conducting at least 3
events and/or campaigns
related to fair housing
targeted to different
resident groups
Strategy 2:

R/ECAP
Publicly
Supported
Housing

Strategy 3:
As part of the
Consolidated Plan
process; establish
approach to ensure active
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Goal

Fair Housing
Issue

Contributing
Factor

Strategies

Metrics,
Milestones and
Timeline for
Achievement

Responsible
Parties

resident engagement
through interactive
community meetings and
hearings to increase
public participation in
conjunction and
coordination with the
Center for Fair Housing.

Discussion: As initiated in this Assessment of Fair Housing, the City of Mobile aims to increase resident participation, awareness and
engagement related to fair housing needs and issues in the community and to inform future Action Plans and other community
development planning efforts in the City. In completing these identified strategies, the City will also increase awareness of fair housing
rights and educate residents on how to identify and take action against potential fair housing violations.
Include
elements in
revisions to
zoning code to
accommodate
and encourage
access to
innovative
affordable
housing

Disparities in Access
to Opportunity

Occupancy codes
and restrictions
(high)

Segregation
R/ECAP
Publicly Supported
Housing

Land use and
zoning laws
(high)
Community
opposition
(low)
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1. Include provisions to
facilitate affordable housing
development
2. Include provisions to
eliminate barriers to
construction of supportive
housing
3. Include provision to reduce
lot size minimum
4. Include provision to
increase density limits
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Strategies 1-4:
As part of the
City’s anticipated
revision to the
updated zoning and
development code
in effort to increase
access to affordable
housing and
eliminate land use
barriers to
affordable housing

City of Mobile
– Community
and Housing
Development
Department

Goal

Fair Housing
Issue

Contributing
Factor

Strategies

Metrics,
Milestones and
Timeline for
Achievement

Disproportionat
e Housing
Need

the City will
include the
following elements
as a part of the plan
to be approved by
June 2018.
1. Include provision
in Low Density
Residential (LDR)
category to
accommodate
affordable housing
development by
removal of current
Lot Area minimum
requirement of
7,200 sf
2. Include provision
in Low Density
Residential (LDR)
category to increase
Density maximum
to 6 dwelling units
per acre.
3. Include provision
in Low Density
Residential (LDR)
category to
decrease front, side,
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Responsible
Parties

Goal

Fair Housing
Issue

Contributing
Factor

Strategies

Metrics,
Milestones and
Timeline for
Achievement
and rear yard
minimums to 5 feet.
4. Include provision
for Mixed Density
Residential
(MxDR) category
to include 2
categories of
Residential Mixed
(RM) districts:
RMT for a
combination of
single- and twofamily uses, and
RMF for a mix of
all residential types
including
apartments.
5. Include the following
“permitted by right” uses
within the RL and/or RM
zoning districts: singlefamily detached dwelling,
accessory dwelling,
cottage court, duplex
dwelling, multi-family
dwelling, live/work
dwelling, manufactured
home, apartment house,
town/row house, zero lot
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Responsible
Parties

Goal

Fair Housing
Issue

Contributing
Factor

Strategies

Metrics,
Milestones and
Timeline for
Achievement

Responsible
Parties

line home, rooming and
boarding, community
residential facility,
retirement/elderly
housing, and residential
care facilities.
Discussion: The City of Mobile is currently revising its land use plan in preparation to an update to the City’s zoning code. The current
zoning code limits the development of multi-family housing and sets the minimum lot size to be 7,200 square feet – limiting development
of smaller housing units and multi-family properties. The current zoning code does not incentivize the construction of affordable or
supportive housing by offering waivers on various restrictions. To reduce barriers to affordable housing construction, the Community and
Housing Development Department will make recommendations to the Planning Department that can revise the City’s zoning code.
Increase
coordination
with City
Departments
and
City/Regional
Entities

Disparities in
Access to
Opportunities
Publicly
Supported
Housing
Disability and
Access

Lack of
regional
cooperation
(high)
Lack of public
investments in
specific
neighborhoods
(medium)

Segregation
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1. Encourage
private
investment in
historic
properties
through
programmatic
opportunities.
2. Analyze
underutilized
and vacant cityowned land and
assess what land
could be used
for affordable
housing
3. Increase
coordination

Strategy 1:
Develop new
CDBG housing
rehabilitation
program to offer
matching funds to
for acquisition and
rehabilitation of
distressed
properties in
historic areas. Have
program parameter
in place by next
Action Plan cycle.
Strategy 2:
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City of Mobile
– Community
and Housing
Development
Department

Goal

Fair Housing
Issue

Contributing
Factor

Strategies

Metrics,
Milestones and
Timeline for
Achievement

and
collaboration for
fair housing and
community
development
activities

Responsible
Parties

Complete land analysis to
identify existing
underutilized, city owned
parcels that could be used
to subsidize housing and
community development
activities by December
2018
Strategy 3
As part of Annual Action
Plan process, conduct
annual meeting with
relevant city and regional
agencies to review
community development
and fair housing activities
to ensure alignment and
coordination in all
activities. Outcomes of
this meeting will be
reported in the Action
Plan annually.

Discussion: As identified in the community and stakeholder analysis, Mobile has a significant number of historic properties that limit the
ability for the City to invest in new, affordable housing in certain neighborhoods, which hinders the City’s ability to reduce areas with
higher segregation and invest in areas with higher access to opportunities. As the school district, Mobile Housing Board and other
agencies consolidate resources, there are several existing City-owned parcels that could be used to subsidize affordable housing
development and community development activities.
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Goal

Fair Housing
Issue

Contributing
Factor

Provide more
housing in areas
of high
opportunity and
reduce barriers
to affordable
housing

Segregation

Community
opposition
(medium)

R/ECAP
Disproportionate
Housing Need
Publicly
Supported
Housing
Disparities in
Access to
Opportunities
Disability and
Access

Displacement of
residents due to
economic
pressures
(medium)
Availability of
affordable units
in a range of
sizes (high)
Lack of public
investments in
specific
neighborhoods,
including services
and amenities
(medium)
Location and
type of
affordable
housing (high)
Deteriorated and
abandoned
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Strategies

1. Encourage
HOME funds
for housing
development to
be targeted in
areas with
higher access to
opportunity
2. Target
homeowner
rehab program
in areas with
higher access to
opportunity
3. Use homeowner
rehab program
to fund
reasonable
accommodation
s for disabled
persons and
households
4. Support tax
credit
applications in
Mobile
5. Collaborate with
service
providers for
elderly, large
families,

Metrics,
Milestones and
Timeline for
Achievement

Responsible
Parties

Strategy 1:

City of Mobile
– Community
and Housing
Development
Department

Review metrics from
communities across
the country and
incorporate metrics
in the HOME funds
application to target
investments in areas
with higher access to
opportunity by 2018
application.
Strategy 2:
Pursue 10
homeowner rehab
in areas identified
in the 2018
Consolidated Plan
(based on the AFH)
as areas of high
opportunity by
conducting at least
2 applicant
workshop/outreach
events per year in
identified areas.
Strategy 3:
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Goal

Fair Housing
Issue

Contributing
Factor

properties
(medium)
Lack of
affordable,
accessible housing
in range of unit
sizes (low)
Lack of
assistance for
housing
accessibility
modifications
(low)
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Strategies

Metrics,
Milestones and
Timeline for
Achievement

persons with
disabilities,
minorities,
immigrants and
other lowincome
households to
market housing
programs
6. Support increase
in number of
affordable
housing units in
the City through
construction,
rehab and
homebuyer
support
7. Maintain
database of all
existing
affordable
housing
developments in
Mobile that
tracks vacancy
rate, waiting list
and affordability
period
expiration to
inform planning

Incorporate all
program participant
requests for
accessibility
modifications under
the homeowner
rehab program by
2022.Strategy 4:
Support at least 1 tax
credit application per
year from 2018 to
2022 in the City of
Mobile
Strategy 5:
Conduct training for all
public service providers
annually from 2018 –
2022 to ensure
awareness of all
existing housing
programs managed by
the City
Strategy 6:
Construct 50 new
affordable rental units
and assist 25 first-time
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Responsible
Parties

Goal

Fair Housing
Issue

Contributing
Factor

Strategies

Metrics,
Milestones and
Timeline for
Achievement

and future
investments

homebuyer programs
by 2022.
Rental units will be
assisted through
support of
development proposals
utilizing funding
through the Alabama
Housing Finance
Authority’s Low
Income Housing Tax
Credit Allocation
Program under which
preference is given to
projects located in
areas of high
opportunity via a
scoring system that
awards points gained
to a project located in a
census tract where the
Median Family
Income from the 2010
census data (2010 ACS
5 Year) is equal or
above the following
percentages (rounded
down) of the county’s
2017 Annual Median
Family Income
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Responsible
Parties

Goal

Fair Housing
Issue

Contributing
Factor

Strategies

Metrics,
Milestones and
Timeline for
Achievement
published by HUD: (1
point for areas at 80%
to less than 100%, and
2 points for areas at
100% or more).
The City will
maintain a database
of all homebuyer
assistance provided
via the Down
Payment Assistance
Program which will
track multiple data
points, one of
which will be
location of the
homes purchased
relative to high
opportunity areas
verses R/ECAPs.
The City will
analyze and
monitor the data for
trends to inform
any necessary
programmatic
adjustments to
ensure 25 first-time
homebuyers locate
in high opportunity
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Responsible
Parties

Goal

Fair Housing
Issue

Contributing
Factor

Strategies

Metrics,
Milestones and
Timeline for
Achievement

Responsible
Parties

areas by 2022.
Strategy 7:
Establish database of
affordable housing
developments by end of
2018.
Discussion: In the stakeholder engagement and as part of the fair housing analysis, it was identified that Mobile has a need for more
quality affordable housing throughout the City – especially in areas with higher opportunity. The City identified a need to target affordable
housing development in areas with high access to opportunity and areas at risk of gentrification to preserve affordable housing units
throughout the City.
Reduce
disparities in
access to
opportunities

Disparities in
Access to
Opportunities

Access to
transportation
for persons with
disabilities
(medium)
Inaccessible
public or
private
infrastructure
(medium)
Lack of
affordable inhome or
community
supportive
services (high)
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1. Increase
workforce
development
and job training
opportunities
that are
accessible to all
residents
2. Improve access
to transit
3. Increase
affordable
housing
development in
areas close to
high quality
schools
4. Target Section 3
and women and

Strategy 1:
Facilitate working
group (beginning
June 2018) with
local employers,
Bishop State and
Wave transit to
establish a strategy
to increase the
offerings of job
training programs
and to ensure public
transit is available
to support the
classes. Strategy 23:
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Goal

Fair Housing
Issue

Contributing
Factor

Access to
financial
services
(medium)

Strategies

Metrics,
Milestones and
Timeline for
Achievement

minority-owned
businesses for
City contracts

Encourage and
support the
development of new
affordable housing
units in all areas of
the City with a focus
on areas of high
opportunity:

Availability
type,
frequency and
reliability of
public
transportatio
n (high)

a.By the end of 2019,
refine the City’s
programs for
providing tax
abatements, Tax
Increment Financing
(TIF), and other City
funding incentives to
include affordable
housing development
outside of raciallyconcentrated areas of
poverty.

Lack of private
investments in
specific
neighborhoods
(medium)
Lack of public
investments in
specific
neighborhoods
including
services or
amenities (high)

b.By the end of 2019,
consider providing
CDBG funding for
the development of
new affordable
housing outside of
racially-concentrated
areas of poverty

Location of
employers
(high)
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Responsible
Parties

Goal

Fair Housing
Issue

Contributing
Factor

Strategies

Metrics,
Milestones and
Timeline for
Achievement
c.By the end of 2019,
prepare and advertise
requests for proposals
seeking development
partners to pursue
AHFA financing
options for affordable
housing, such as LowIncome Housing Tax
Credits (LIHTC).

Location of
environmental
health hazards
(low)
Location and
type of
affordable
housing (high)
Location of
proficient
schools and
school
assignment
policies (low)

d.If these strategies
are unsuccessful
due to reasons
outside the city’s
control, the City
will pursue
alternate strategies.

Private
discrimination
(low)

Strategy 4:

Lack of
community
revitalization
strategies
(medium)
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Offer training and
assist 25 Section 3,
women and
minority owned
businesses to
register with the
City of Mobile and
enroll in the City’s
contractor database
by 2022.
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Responsible
Parties

Goal

Fair Housing
Issue

Contributing
Factor

Strategies

Metrics,
Milestones and
Timeline for
Achievement

Responsible
Parties

Discussion: Segregated and low-income areas in Mobile tend to be concentrated east of I-65, while recent regional investment patterns
have targeted areas west of I-65, which has served to create underserved and under supported low-income neighborhoods in areas around
downtown Mobile. The City will seek to target investments to increase the number of resources and opportunities in downtown while
simultaneously endeavoring to invest in affordable housing in areas with higher access to opportunity to increase access to opportunity in
the City.
Increase
fair
housing
capacity

Segregation
Publicly
Supported
Housing
Disability and
Access
R/ECAP

Lack of local
private fair
housing
outreach and
enforcement
(high)
Lack of local
public fair
housing
enforcement
(high)
Lack of resources
for fair housing
agencies and
organizations
(high)

1. In conjunction
with the Center
for Fair
Housing,
increase fair
housing
awareness of
subrecipients
and nonprofits
2. Support the
Center for Fair
Housing to
conduct fair
housing training
and increase
awareness
among
developers and
other
stakeholders in
the region

Strategies 1-2:
Provide funding to
the Center for Fair
Housing to conduct
at least two
trainings annually
for nonprofits,
subrecipients and
other stakeholders
in the City on fair
housing conditions
and needs in
Mobile from 20182022

City of
Mobile –
Community
and
Housing
Developme
nt
Department

Discussion: The City identified a need for greater awareness and understanding of fair housing needs and rights among stakeholders
during interviews and other meetings with community groups.
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Goal

Fair Housing
Issue

Contributing
Factor

Pursue
practices to
eliminate
structural and
individual
bias towards
members of
protected
classes

Segregation

Admissions and
occupancy policies
and procedures,
including
preferences in
publicly supported
housing (medium)

R/ECAP
Disproportionate
Housing Need
Disability and
Access
Disparities in
Access to
Opportunities

Community
opposition
(medium)
Siting selection
policies, practices
and decisions
(medium)
Lending
discrimination
(medium)

Strategies

1. Increase
awareness of
fair housing
laws for
landlords
2. Review City’s
affirmatively
fair marketing
guidelines
3. Analyze
apartment
listings for fair
housing
violations
4. Coordinate with
MHB to
establish unified
admission
policies to
reduce barriers
to housing

Metrics,
Milestones and
Timeline for
Achievement

Responsible
Parties

Strategy 1:

City of
Mobile –
Community
and
Housing
Developme
nt
Department

Conduct at least 2
fair housing trainings
per year for
landlords in the City
beginning in 2018
Strategy 2:
Review and revise
City’s affirmatively
fair marketing
guidelines by 2018
Strategy 3:
Conduct annual
review of apartment
listings beginning in
2018 to identify
potential fair housing
violations in ads and
send all potential
violations to Center
for Fair Housing for
review and outreach
to landlords

Unresolved
violations of
fair housing
or civil rights
law (medium)

Strategy 4:
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Goal

Fair Housing
Issue

Contributing
Factor

Strategies

Metrics,
Milestones and
Timeline for
Achievement

Responsible
Parties

By end of 2018,
complete working
session with MHB to
explore strategy to
revise City and MHB
policies to establish
single policy on
reducing admission
requirements for
potential residents
Discussion: As identified in prior AIs and in stakeholder interviews, there is systematic and personal biases within Mobile that result in
potential fair housing violations – especially among small property landlords.
Improve
regional
coordination

Segregation
Disability and
Access

Lack of
regional
cooperation
(high)

1. Establish
regional fair
housing
working group

Establish working group
with city and regional
stakeholders and
government agencies to
meet quarterly to review
and assess fair housing
needs and on an annual
basis (in conjunction
with Annual Plan) to
review fair housing
related data provided by
HUD to ensure that the
City continues to target
fair housing activities
appropriately

Disproportionate
Housing Need
Disparities in
Access to
Opportunity
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Goal

Fair Housing
Issue

Contributing
Factor

Strategies

Metrics,
Milestones and
Timeline for
Achievement

Responsible
Parties

Discussion: The City recognizes that the need for addressing fair housing needs in the community transcends city boundaries and the
Department’s capacity. As such, the Department will propose a fair housing working group to regional and city agencies and stakeholders
to better coordinate and align activities to address overt and disparate impacts to fair housing in the region.
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