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Executive Summary 

Title VIII of the Civil Rights Act of 1968 (Fair Housing Act), as amended, protects the right to 

fair housing for all people and prohibits discrimination in the sale, rental, and financing of 

dwellings, and in other housing-related transactions, based on race, color, national origin, 

religion, sex, familial status and handicap (disability). The United States Department of Housing 

and Urban Development (HUD) administers and enforces the Fair Housing Act. In recent years, 

HUD has reported a record number of housing discrimination complaints for the nation. There 

are both positive and negative aspects to the increase in complaints. An increased number of 

complaints indicates more people are aware of the right to fair housing choice and are willing to 

take action to protect that right. Conversely, the record number of complaints serves as a 

reminder that housing discrimination remains prevalent.  

As a recipient of HUD funds, Hamilton County certifies it will affirmatively further fair housing 

choice by conducting an analysis of impediments to fair housing choice, take appropriate actions 

to overcome the effects of any impediments identified, and maintain records reflecting the 

analysis and actions taken in this regard. The County is committed to ensuring fair housing 

choice for all residents within its jurisdiction.  

The purpose of this document, the Analysis of Impediments to Fair Housing Choice (AI), is to 

assess the level of fair housing choice within the County’s jurisdiction, identify potential 

impediments to fair housing choice, and recommend actions the County and its partners can take 

to eliminate or remedy the identified impediments. The AI is an analysis and evaluation of 

housing discrimination and other impediments to fair housing choice. The analysis and 

evaluation serve as the basis for fair housing planning within the County and provide essential 

information to policy makers, administrative staff, housing providers, lenders, and advocates to 

affirmatively further fair housing choice.  

The County developed the AI based on input from fair housing agencies, housing professionals, 

nonprofit advocates, and government agencies involved in the housing market. The analysis 

includes a review of U.S. Census and other data sets and local municipal laws and policies 

concerning housing. Information was provided by members of the communities, members of 

local service agencies, housing/economic development organizations, and government agencies.  
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Introduction  

The Introduction is an overview of the Fair Housing Act, impediments to fair housing choice 

which are prohibited by the Act, and a summary of related laws and ordinances at the state and 

local levels of government. 

Community Profile 

The Community Profile provides geographic, demographic, housing, economic and 

transportation information to put fair housing choice within a local context and analyzes the 

degree of segregation and restricted housing by race and ethnicity.  

Impediments to Fair Housing Choice 

HUD defines impediments to fair housing as: 

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

familial status, or national origin which restrict housing choices or the availability of 

housing choice; or  

 Any actions, omissions, or decisions which have the effect of restricting housing choices 

or the availability of housing choice on the basis of race, color, religion, sex, disability, 

familial status, or national origin. 

The concept of impediments to fair housing choice includes local laws and administrative 

policies that affect the location, availability, and accessibility of housing. Policies and practices 

that appear neutral may serve to adversely affect a person’s ability to secure housing because of 

race, color, religion, sex, disability, familial status, or national origin.  

This analysis of impediments to fair housing choice is divided into three sections: the public 

sector, private sector, and the public-private sector. The public sector analysis reviews local 

policies and procedures that regulate, monitor, or otherwise impact rental, sales, and property 

insurance practices. These policies and practices can play a significant role in limiting or 

promoting fair housing choice. The private sector analysis examines impediments within the 

private marketplace, including actions of landlords, property managers, real estate agents, 

lenders, and other parties involved in the provision of housing. The public-private sector analysis 

focuses on areas of fair housing provided through a partnership of the public and private sector, 
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including enforcement, education and outreach. The analysis revealed the following impediments 

to fair housing choice within the county. Below each impediment is a list of proposed actions to 

address the impediment. The next section will have a description of each proposed action.  

 Impediment #1: Lack of Local Capacity and Coordination: There is no organization 

dedicated to fair housing advocacy within Hamilton County. The current administrator of 

the CDBG program has a small staff and budget to administer the program as a whole 

and it can only dedicate a portion of its limited resources to the mission of affirmatively 

furthering fair housing. Neighborhood Christian Legal Clinic, a HUD approved Housing 

Counseling agency, provides fair housing services as part of its overall mission in the 

community. Indiana Civil Rights Commission (ICRC) provides services for Hamilton 

County, but its resources must serve the entire state. It is expected that the new HUD-

funded agency sponsored by the National Fair Housing Alliance will fill some of this 

void, but the impact of this new agency is unknown at this point.  

In addition, greater coordination is needed among housing providers, housing 

professionals, government agencies, and advocacy groups. Coordination and 

collaboration can be increased qualitatively and quantitatively to raise the effectiveness 

of all efforts. These agencies include other departments of local government, outside 

agencies, and federally funded subrecipients. 

Actions to address this impediment include:  

Action 1: Coordination with Nonprofits and Other Government Agencies  

Action 2: Subrecipient Monitoring Compliance and Capacity Building 

Action 3: Fair Housing Workshops 

 

 Impediment #2: Lack of Public Awareness: A HUD study found of the people who 

suspect housing discrimination, only 1% report the case to a government agency.
1
 Among 

the reasons for lack of reporting are the inability to identify discrimination and belief that 

nothing will result from the report. In some cases, limited English proficiency plays a role 

as well. In this regard, the largest impediment to fair housing choice may be lack of 

consumer education regarding fair housing rights. There is a need for a multi-faceted 
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approach that effectively reaches all affected parties, including housing consumers, 

housing professionals and landlords, government officials, and public advocacy groups.  

Actions to address this impediment include:  

Action 4: Material Distribution 

Action 5: Media Advertising 

Action 6: Limited English Proficiency (LEP) study 

 

 Impediment #3: Disparate Treatment in the Rental Market: The statistics reported by 

HUD and anecdotal evidence provided through consultations indicate discrimination 

based on race, disability and familial status, particularly in the rental market. Disparate 

treatment in the provision of rental housing is a clear impediment to fair housing choice. 

Actions to address this impediment include:  

Action 7: Referral and Enforcement 

Action 8: Testing 

Proposed Actions to Affirmatively Further Fair Housing Choice 

Hamilton County, as a recipient of federal CDBG, must take appropriate actions to overcome the 

effects of the impediments identified within this plan and maintain records reflecting the analysis 

and actions taken.   Hamilton County contracts with the Noblesville Housing Authority (NHA) 

to administer and implement the Community Development Block Grant Program including 

administration of fair housing programs.  NHA will be responsible for implementing the 

following proposed actions, either with staff or through contracts for services with other 

agencies. 

1. Increase Coordination with Nonprofits and Other Government Agencies: Hamilton 

County will work closely with HUD, fair housing agencies, nonprofit housing 

professionals, and other local government agencies to support fair housing in its 

jurisdiction. Hamilton County will assign one staff person as the fair housing liaison to 

serve as the point person for fair housing activities and information. The County will 

encourage its participating communities to similarly identify a fair housing liaison. 
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Hamilton County will serve as an information resource for fair housing related issues.  

All Fair housing related calls to County offices should be referred to the Noblesville 

Housing Authority CDBG Coordinator at (317) 773-5110, extension 104. 

2. Subrecipient Monitoring Compliance and Capacity Building: Hamilton County will 

continually monitor subrecipient organizations and contractors for compliance with 

federal rules and regulations. Before participating in federally funded programs, the 

subrecipient must agree to the following: 

 Comply with federal, state and local laws relating to fair housing and equal 

opportunity  

 Operate their facilities and services and conduct their outreach on a 

nondiscriminatory basis 

 Adopt policies to ensure effective communication with applicants, beneficiaries, and 

members of the public who have hearing, vision, or speech impairments regarding the 

availability of accessible services, activities and facilities 

 If necessary, Hamilton County will sponsor capacity building sessions to train 

subrecipients to administer their programs to affirmatively further fair housing. The 

County will suspend funding for any subrecipient with an outstanding fair housing 

complaint.   

3. Fair Housing Workshops: Hamilton County will organize periodic fair housing 

workshops to highlight local fair housing issues and to raise awareness of fair housing 

choice. The workshops will serve local landlords, property management companies, and 

local nonprofit agencies.   

4. Material Distribution: Hamilton County will distribute fair housing marketing materials 

aimed at educating residents of their right to fair housing, how to identify discrimination, 

and how to report it. The purpose of distributing material is to reach people who 

experience discrimination but do not report it. Hamilton County will research strategies 

for increasing awareness and collaboration opportunities with other agencies, institutions 

of higher education, churches, schools and fair housing advocates. Hamilton County will 

maintain a page dedicated to fair housing on its website. The webpage will be an 



Hamilton County Analysis of Impediments to Fair Housing   

Page 7 

information clearinghouse for residents, housing professionals working in Hamilton 

County, and government employees. The website will be updated periodically with issues 

related to fair housing. 

5. Media Advertising: Hamilton County will use display ads in local newspapers to 

advertise local fair housing resources, including its web page. Hamilton County will 

research opportunities to use Public Service Announcements (PSAs) and other means to 

increase fair housing awareness.  

6. Limited English Proficiency: Hamilton County will conduct a four-factor analysis to 

ensure persons with Limited English Proficiency have meaningful access to programs 

funded by the Consolidated Plan. Hamilton County will develop a Language Assistance 

Plan (LAP) to provide a framework for provision of timely and reasonable language 

assistance. 

7. Referral and Enforcement: Hamilton County will partner with local fair housing 

agencies to respond to and investigate fair housing complaints. At this time, the County 

will refer all fair housing complaints to the ICRC for investigation and enforcement.  

8. Testing: The County will explore the use of CDBG funds of fair housing testing and 

enforcement efforts. Potential projects include in-depth audit testing of housing practices 

within rental and sales markets focused on identifying patterns and practices, such as 

neighborhood steering, or other forms of housing choice denials, that could be potential 

violations of fair housing laws. 
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Introduction 

Federal Fair Housing Law 

Title VIII of the Civil Rights Act of 1968 (Fair Housing Act), as amended, prohibits 

discrimination in the sale, rental, and financing of dwellings, and in other housing-related 

transactions, based on race, color, national origin, religion, sex, familial status, and handicap 

(disability). This protection extends to most housing.
i
 The law makes the following actions 

illegal if based on race, color, national origin, religion, sex, familial status
ii
, or disability. 

 Refuse to rent or sell housing  

 Refuse to negotiate for housing  

 Make housing unavailable  

 Deny a dwelling  

 Set different terms, conditions or privileges for sale or rental of a dwelling  

 Provide different housing services or facilities  

 Falsely deny that housing is available for inspection, sale, or rental  

 For profit, persuade owners to sell or rent (blockbusting) or  

 Deny anyone access to or membership in a facility or service (such as a multiple listing 

service) related to the sale or rental of housing  

Given the importance of mortgage lending to acquire housing, the law extends to mortgage 

lending activities. The Fair Housing Act prohibits the following actions based on race, color, 

national origin, religion, sex, familial status or disability.  

 Refuse to make a mortgage loan  

                                                 

i
 In some circumstances, the Act exempts owner-occupied buildings with no more than four units, single family 

housing sold or rented without the use of a broker and housing operated by organizations and private clubs that limit 

occupancy to members. 

ii
 Familial status includes households with children under the age of 18 living with parents or legal custodians, 

pregnant women, and people in the process of getting custody of children under the age of 18.  
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 Fail to provide information regarding loans  

 Impose different terms or conditions on a loan, such as different interest rates, points or 

fees  

 Discriminate in appraising property  

 Refuse to purchase a loan  

 Set different terms or conditions for purchasing a loan  

The Act provides protection for persons exercising a fair housing right and persons assisting 

others against threats, coercion, intimidation, and interference. The law prohibits advertisements 

and statements that indicate a limitation or preference based on race, color, national origin, 

religion, sex, familial status, or disability. The advertising prohibition applies to single-family 

and owner-occupied housing that is otherwise exempt from the Fair Housing Act. 

The act extends additional protection to persons with disabilities. Federal law defines a disability 

as any "physical or mental impairment which substantially limits one or more of [a] person's 

major life activities, a record of having such impairment, or being regarded as having such 

impairment." Major life activities mean functions such as caring for one's self, performing 

manual tasks, walking, seeing, hearing, speaking, breathing, learning and working. 

A landlord or property manager may not refuse a request to make a reasonable modification to a 

dwelling or common use area if the modification is necessary for the person with a disability to 

use the housing. Landlords may require a resident to pay for a modification to the property and 

require the modification be removed when the resident vacates the property. If the modification 

were for something the federal law requires a landlord to have in place, the landlord would be 

responsible for the cost of the modification.  

The landlord is not allowed to refuse a request to make a reasonable accommodation in rules, 

policies, practices, or services if the accommodation is necessary for the person with a disability 

to use the housing. A reasonable accommodation is at the resident’s request and when a landlord 

or property manager voluntarily makes an exception to standard rules/policies to accommodate 

the resident’s disability. The requested accommodation must be reasonable and should not 

present an undue burden on the landlord. If the accommodation is not reasonable or if it would 

impose an undue hardship on the landlord, the request may be denied. 
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The Fair Housing Act requires newly constructed multifamily dwellings with four or more units 

to include specific basic design features of accessibility intended to make the units usable by a 

person who is or becomes disabled. Accessibility standards include: (a) public use and common 

use areas which are readily accessible to and usable by persons with disabilities; (b) doors 

designed to allow passage into and within the units which are sufficiently wide to allow passage 

by persons in wheelchairs; (c) an accessible route into and through each unit; (d) light switches, 

electrical outlets, thermostats, and other environmental controls in accessible locations; (e) 

reinforcements in bathroom walls to allow installation of grab bars; and (f) usable kitchen and 

bathroom for an individual in a wheelchair to maneuver about the space. 

Common violations of the design requirements include:  

 The dwelling entrance has steps or the entrance walk is too steep, exceeding allowable 

slopes. Even though an accessible entrance walk may be provided to the dwelling 

entrance, many times it does not connect to a pedestrian arrival area, such as the parking 

lot. Typical barriers are lack of curb ramps or access aisles. 

 There is no accessible parking at site facilities. Accessible parking is required at facilities 

such as mailbox kiosks, laundry rooms, playgrounds, tennis courts, leasing offices, 

garbage dumpsters, etc. 

 Inaccessible doors to walk-in closets, storage rooms, and bathrooms do not provide a 

nominal 32" clear opening. 

 Outlets, thermostats and other environmental switches are placed too high or too low.  

 Reinforcing is not placed in walls during construction around tubs, toilets and shower that 

would allow installation of grab bars at a later date. 

 In the kitchen there is not 30" x 48" clear floor area parallel to and centered on the 

kitchen sink and range. Many times the sink or range is positioned into the "elbow" of an 

L-shaped kitchen, or sometimes in a small angled section of counter that doesn't provide 

a full 48" clear floor area. 

Housing developments must comply with the American Disabilities Act (ADA). The ADA does 

not generally apply to residential housing; however, ADA issues arise with the accessibility of 

common use areas in residential developments if the facilities are open to persons other than 
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owners, residents, and their guests. Examples include: sales and rental offices, sales areas in 

model homes, pools and clubs open to the public, and reception rooms that can be rented to non-

residents. 

Indiana State Law 

The State of Indiana’s Fair Housing Law (Indiana Code Title 22 Article 9.5) has been found to 

be substantially equivalent to federal law. Substantial equivalence certification takes place when 

a State or local agency applies for certification and the U.S. Department of Housing and Urban 

Development (HUD) determines that the agency enforces a law that provides substantive rights, 

procedures, remedies and judicial review provisions that are substantially equivalent to the 

federal Fair Housing Act.  

The State of Indiana has also adopted visitability standards for the design and construction of one 

and two family dwellings and townhomes (IC 22-13-4-7(g)) which should help foster a wider 

housing choice for persons with disabilities.  These standards are not mandatory, but provide 

guidance for contractors and developers who are contracted to build housing that provides 

visitability features. 

Local Ordinances 

The County has not adopted any ordinances pertaining to fair housing and instead relies on the 

state law in fair housing issues. Noblesville has adopted a Fair Housing Policy which calls for 

the Common Council to “provide, within constitutional limitation, for fair housing throughout its 

corporate limits” as provided for under the federal and state laws.  

Community Profile 

Hamilton County is located in central Indiana and is part of the Indianapolis metropolitan region.  

Noblesville, the county seat, lies 20 miles north of Indianapolis. The County, which has a total 

area of approximately 400 square miles, contains a mix of urban, suburban, and rural areas. The 

county’s population is primarily concentrated in Carmel, Fishers, and Noblesville. 

Hamilton County is nationally recognized for its family-friendly communities, high quality of 

life, and economic opportunities. The county has well-educated residents, relatively low 
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unemployment rates, and the highest median household income in the state. The county has 

experienced tremendous growth over the last twenty years.  

Chart 1: County Population Centers 2010 

 

 

Source: 2010 U.S. Census Data 
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Demographic Trends  

Hamilton County’s population has continued to grow dramatically over the last twenty years. 

From 1990 to 2000, the county’s population increased by 68% from 108,936 to 182,740.  

Over the last ten years, the County’s population grew by another 50% to 274,569.  According to 

the Indiana Business Research Center, Hamilton County will add 169,000 residents between 

2005 and 2025, accounting for 28% of total population growth in the State. If this project holds 

true, the County will add approximately 8,900 residents each year for the next fifteen years.  

Chart 2: County Population 1990-2025  

 

Source: U.S. Census and Indiana Business Research Center estimates 

 

According to the 2010 Census, the County’s average household size (2.73) and family size (3.19) 

were slightly larger than those of the metro area (2.53 and 3.09, respectively).  Three-fourths of 

the County’s households are families and forty-three percent of all households had children 

under the age of 18. These figures are considerably higher than the metro area, where only 66% 

of households were families and 35% of households had children. This data suggests that the 

County’s housing opportunities are attractive to families with children.   

Hamilton County had a slightly lower percentage of households with a senior (aged 65 or older) 

and a significantly smaller population living in non-institutionalized group quarters, which 

includes college dormitories, rooming houses, group homes, and halfway houses. The County 

housed only 125 persons in non-institutionalized group quarters, which accounts for only 1% of 
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the metro area’s population situated in this type of housing. The lack of large colleges and 

universities within the County is the primary cause of this discrepancy. However, the small 

group quarter population may also signal a lack of opportunities for persons with disabilities to 

locate group housing within the County.    

Table 1: Household Characteristics 

HOUSEHOLDS BY TYPE 
County Metro Area 

# % # % 

Family households 74,755 75% 451,079 66% 

   -- With own children under 18 years 41,508 42% 218,347 32% 

Nonfamily households 25,080 25% 229,178 34% 

   -- Householder not alone 4,619 5% 45,395 7% 

   -- Householder living alone 20,461 20% 183,783 27% 

      --  Senior (65 and over) 5,697 6% 54,350 8% 

Households with children 43,166 43% 240,973 35% 

Households with senior 16,474 17% 137,965 20% 

Total households 99,835 
 

680,257 
 

    Average household size 2.73 
 

2.53 
 

    Average family size  3.19 
 

3.09 
 

Non-institutionalized Group Quarters 125  10,756 1% 

Source: 2010 U.S. Census Data 

 

Compared to the Indianapolis metro area, the County has a slightly higher proportion of children 

under the age of 18 and persons between the ages of thirty and fifty. The County has a lower 

proportion of persons between 20 and 30 years of age and elderly persons over the age of 

seventy.   This data is consistent with the data regarding household types. The data suggests that 

the County attracts families rearing children and is not as attractive to young adults entering the 

workforce (ages 20 to 30) and to seniors.  
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Table 2: Population by Age 

2010 Population 

HAMILTON METRO AREA Portion of 
Metro 

Population 
Living in 
Hamilton 

% # % # 

Under 10 years 17% 46,204 15% 256,457 18% 

10 to 19 15% 42,221 14% 249,674 17% 

20 to 29 10% 26,876 13% 236,359 11% 

30 to 39 15% 42,039 14% 246,402 17% 

40 to 49 17% 46,407 15% 257,516 18% 

50 to 59 13% 34,833 13% 232,905 15% 

60 to 69 8% 20,614 8% 146,748 14% 

70 to 79 3% 9,565 4% 78,378 12% 

80 and older 2% 5,810 3% 51,802 11% 

 Total population 
 

274,569 
 

1,756,241 16% 

Source: 2010 U.S. Census Data 

 

According to the 2010 American Community Survey (ACS), Hamilton County’s median 

household income of $80,808 is the highest in the state. More than a third (37%) of the 

households in the county had an income over $100,000 compared to 14.3% of Indiana 

households. Only five percent of households within the County had incomes less than $15,000 

compared to 13.5% of all Indiana’s households.  

Less than three percent of county households received food stamps or similar benefits in 2010 

and less than four percent were estimated to be below the poverty level. These figures are 

significantly lower than the state’s, which were estimated to be 11.6% and 11%, respectively. 

According to the ACS data, more than a third (37%) of female-headed households with young 

children living in the county fell below the poverty line, compared to 3.9% of all families.    
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Table 3: 2010 Household Income  

2010 Household Income 
Indiana Hamilton 

Estimate Percent Estimate Percent 

  Less than $10,000 188,376 7.60% 3,188 3.20% 

  $10,000 to $14,999 146,257 5.90% 2,100 2.10% 

  $15,000 to $24,999 321,613 13.00% 6,769 6.70% 

  $25,000 to $34,999 308,668 12.50% 6,451 6.40% 

  $35,000 to $49,999 393,538 15.90% 11,804 11.80% 

  $50,000 to $74,999 473,737 19.20% 16,912 16.90% 

  $75,000 to $99,999 287,259 11.60% 15,613 15.60% 

  $100,000 to $149,999 239,250 9.70% 20,943 20.90% 

  $150,000 to $199,999 60,755 2.50% 7,918 7.90% 

  $200,000 or more 51,452 2.10% 8,618 8.60% 

    Total households 2,470,905 2,470,905 100,316 100,316 

Source: 2010 American Community Survey by U.S. Census 

 

Population by Race and Ethnicity 

Over the last ten years, Hamilton County has grown more diverse in terms of racial and ethnic 

background. In 2000, ninety-four percent of county residents were White. According to the 

estimates for U.S. Census 2010, this number has dropped to eighty-eight percent. The White 

population has grown over the last ten years, but it has grown at a significantly slower rate than 

that of the other racial categories.  

The largest minority group in the County is Asian. Over the last ten years, the County’s Asian 

population has nearly tripled, growing from 4,451 to 13,175. The County’s second largest 

minority group, African American, more than tripled, moving from 2,806 to 9,603 residents. The 

growth of the Hispanic population mirrored that of the African American population, growing 

from 2,911 to 9,426. The “Other” category and the multi-racial categories also tripled in size. 

The remaining two racial categories, Native American and Pacific Islander, grew at a rate 
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comparable to that of the county as a whole and both remained significantly smaller than other 

categories.  

Among the Asian population, Asian Indian is the largest and fastest growing segment. In 2010, 

Asian Indian accounted for one third of all Asians in the County and grew at a rate of 292% in 

the last ten years. Chinese accounted for the second largest segment (29%) and also grew at a 

substantial rate.  

Among the Hispanic population, the Mexican population is the largest and fastest growing 

segment. In 2010, Mexicans accounted for 58% of all Hispanics in the County and grew at a rate 

of 258% in the last ten years. The “Other” segment, which would include persons from South 

and Central America, accounted the second largest segment (30%).  

Table 4: 2000-2010 Population by Race and Ethnicity 

RACE 
2000 2010 Growth 

# % # % # % 

White      172,475  94% 242,985 88%     70,510  41% 

Black or African American          2,806  1.5% 9,603 3.5%       6,797  242% 

American Native             307  0% 529 0%          222  72% 

Asian          4,451  2.4% 13,175 4.8%       8,724  196% 

Pacific Islander              66  0% 97 0%            31  47% 

Some Other Race             992  0.5% 3,270 1.2%       2,278  230% 

Two or More Races          1,643  0.9% 4,910 1.8%       3,267  199% 

Total population      182,740    274,569 
 

    91,829  50% 

Source: U.S. Census 
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Table 4a: 2000-2010 Asian Population by Nationality 

RACE 2000 2010 Growth 

# % # % # % 

Asian Indian 
      1,159  26% 4,541 34% 

          
3,382  

292% 

Chinese 
      1,439  32% 3,775 29% 

          
2,336  

162% 

Filipino 
         286  6% 734 6% 

             
448  

157% 

Japanese 
         330  7% 650 5% 

             
320  

97% 

Korean 
         564  13% 1,248 9% 

             
684  

121% 

Vietnamese 
         277  6% 839 6% 

             
562  

203% 

Other Asian 
         396  9% 1,388 11% 

             
992  

251% 

Total Asian 
4,451 100% 13,175 100% 

          
8,724  

196% 

Source: U.S. Census 

Table 4b: 2000-2010 Hispanic Population by Nationality 

HISPANIC OR LATINO 2000 2010 Growth 

# % # % # % 

Mexican        1,524  52% 5,449 58%           3,925  258% 

Puerto Rican           255  9% 885 9%              630  247% 

Cuban           134  5% 272 3%              138  103% 

Other Hispanic or Latino           998  34% 2,820 30%           1,822  183% 

Total Hispanic or Latino        2,911  100% 9,426 100%           6,515  224% 

Source: U.S. Census 

Population Projections by Race and Ethnicity 

Released in December 2007 and revised in September 2008 to reflect recent trends, the following 

tables detail Indiana's official population projections prepared by the Indiana Business Research 

Center. These figures use the U.S. Census Bureau's 2005 population estimates as a benchmark.  
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These estimates show drastically slower growth rates for minorities than those that actually 

occurred between 2000 and 2010. If these estimates hold true, the County’s racial mix will 

remain fairly similar to that of today.   

Table 5: Hamilton County Growth and Projections 

 Projections 2010 2015 2020 2025 2030 2035 2040 

White 274,904 316,954 339,214 350,770 359,755 367,553 374,940 

African American 11,074 14,984 17,662 19,744 21,235 22,083 22,476 

Asian/Islander 12,009 15,104 17,225 18,840 20,062 20,883 21,349 

Multiracial 3,671 4,724 5,688 6,659 7,707 8,781 9,869 

Hispanic 8,991 11,942 14,107 16,057 17,805 19,319 20,593 

 Number Growth 2010 - 2040 
2010-
2015 

2015-
2020 

2020-
2025 

2025-
2030 

2030-
2035 

2035-
2040 

Total 

White 42,050 22,260 11,556 8,985 7,798 7,387 153,946 

African American 3,910 2,678 2,082 1,491 848 393 14,924 

Asian/Islander 3,095 2,121 1,615 1,222 821 466 12,375 

Multiracial 1,053 964 971 1,048 1,074 1,088 7,167 

Hispanic 2,951 2,165 1,950 1,748 1,514 1,274 14,687 

 Percent Growth  2010 - 2040 
2010-
2015 

2015-
2020 

2020-
2025 

2025-
2030 

2030-
2035 

2035-
2040 

Total 

White 15.3% 7.0% 3.4% 2.6% 2.2% 2.0% 69.7% 

African American 35.3% 17.9% 11.8% 7.6% 4.0% 1.8% 197.6% 

Asian/Islander 25.8% 14.0% 9.4% 6.5% 4.1% 2.2% 137.9% 

Multiracial 28.7% 20.4% 17.1% 15.7% 13.9% 12.4% 265.2% 

Hispanic 32.8% 18.1% 13.8% 10.9% 8.5% 6.6% 248.7% 

Source: U.S. Census and Indiana Business Research Center 

 

Overall, the County is less diverse than the metro area as a whole. Non-white minorities account 

for only twelve percent of the county population, compared to twenty-three percent for the metro 

area. There is a significant discrepancy between the County and the metro area in terms of the 
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Asian population. While Hamilton County accounts for 16% of the metro area’s population, the 

County is home to thirty three percent of the metro’s Asian population. There is also a significant 

discrepancy between the County and the metro area in terms of the African American 

population. African Americans account for fifteen percent of the metro area’s population, but 

only three percent of the County’s population. In contrast, Marion County accounts for slightly 

more than half of the metro area’s population, yet is home to 91% of the metro area’s African 

American population.  

Table 6: 2010 County vs. Metro Population by Race and Ethnicity 

RACE 

COUNTY METRO 
County-Metro 

Ratio 
# % # % 

White 242,985 88% 1,352,724 77% 18% 

Black or African American 9,603 3% 263,376 15% 4% 

American Indian/ Alaska Native 529 0% 4,738 0% 11% 

Asian 13,175 5% 39,576 2% 33% 

Pacific Islander 97 0% 738 0% 13% 

Other Race 3,270 1% 56,812 3% 6% 

Two or More Races 4,910 2% 38,277 2% 13% 

Total population 274,569 100% 1,756,241 100% 16% 

Source: 2010 U.S. Census 

Racial Concentrations within Hamilton County 

The population of the county is focused in Carmel, Fishers, Noblesville, and Westfield.  

These communities account for eighty-seven percent of the population. While the dispersion of 

the county’s minority population mirrors the dispersion of the population as whole, there are 

some trends and patterns.  

Fifty-three percent of the county's Asian population lives in Carmel, whereas Carmel accounts 

for only twenty-nine percent of the county’s population. On the other hand, only seven percent of 

the Asian population lives in Noblesville and a mere three percent lives in the areas outside the 

four largest towns and cities. 
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Forty-five percent of the county's African American population lives in Fishers, whereas Fishers 

accounts for 28% of the county’s population. Only four percent of the county’s African 

American population lives in the areas outside the four largest towns and cities. 

Nineteen percent of the county's Hispanic population lives in Westfield, whereas Westfield 

accounts for only eleven percent of the County’s population.  

Table 7: Race and Ethnicity by Place 

Race/Ethnicity Carmel Fishers Noblesville Westfield 
County 
Balance 

Hispanic or Latino 2,009 2,638 2,209 1,746 824 

White 66,295 64,058 46,089 26,435 34,440 

Black or African American 2,299 4,228 1,840 643 385 

Native American 104 109 87 53 84 

Asian 6,988 4,174 864 732 364 

Pacific Islander 17 14 24 4 13 

Some Other Race 169 207 103 70 42 

Multiracial 1,310 1,366 753 385 395 

TOTAL 79,191 76,794 51,969 30,068 36,547 

Source: 2010 U.S. Census 

 

School Data  

In addition to Census data, the county also reviewed race and ethnicity data for school children  

provided by the Department of Education. The County analyzed the data from 2000 to 2009. The 

same growth patterns for minority populations found in the Census data can be identified in the 

school data. In 2000, only 6.1% of the school population were reported as minority (non-White). 

In 2009, that figure jumped to 15.8 percent.    

The average minority population of the schools reporting data was 17%. While there is a range 

of racial compositions between schools, from a low of three percent to a high of thirty-four 

percent, the data does not suggest any segregation by race or ethnicity. Furthermore, there is no 
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correlation between minority populations and the use of the free and reduced lunch program, 

which can be used as a proxy indicator for poverty levels.  In fact, three of the schools with the 

smallest minority populations had the highest percentage of participants in the free and reduced 

lunch program.  

Race and Income 

In some communities, there is a high correlation between race and income. In these 

communities, opposition to the development and site selection of affordable housing projects that 

would provide greater housing choice to minority populations can create an impediment to fair 

housing choice. In order to identify a potential correlation between race and income, the County 

reviewed reports provided by the Federal Financial Institutions Examination Council (FFIEC). 

These reports summarize data from the U.S. Census, Home Mortgage Disclosure Act (HMDA), 

and Community Reinvestment Act (CRA) disclosures. This data set was last updated in 2011.  

This data set categorizes each census tract based on its income: low, moderate, middle, and upper 

income. Two of Hamilton’s twenty two census tracts were assigned moderate income (1106 and 

1107), five tracts were assigned middle income, and the remainder of the tracts were assigned 

upper income. Of the seven census tracts assigned as moderate or middle income, only Census 

Tract 1110.05 also had a comparatively high percentage of minorities. Census Tract 1110.05 is 

bordered by Meridian to the West, Main Street to the North, Keystone Parkway to the East and E 

116
th

 Street to the South. This data suggests that there is not a high geographic correlation 

between income and race.  

The County also reviewed the latest household income by race data available from the 2009 

American Community Survey conducted by the US Census. Household income for African 

Americans closely mirrored that of White non-Hispanic households and total households. Asian 

households tended to have higher incomes in that fewer Asian households were in the lower two 

income categories and a higher percentage of Asian households were in the upper income 

categories. Hispanic households tended to have more households in the lower income categories 

and less households in the upper income categories. However, Hispanic households account for 

only four percent of all households in the lowest income category, whereas non-Hispanic White 

households account for eighty-seven percent of the lowest income category. This data suggests 
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that there is not a strong correlation between household income and race or ethnicity. While it is 

possible that proposed affordable housing projects may encounter opposition from existing 

residents, a phenomenon known as “Not In My Back Yard” (NIMBY), the effect of this would 

not necessarily constitute an impediment to fair housing choice given the dispersion of the 

minority populations across income levels. 

Table 8: 2009 Household Income by Race and Ethnicity 

Household 
Income 

White 
Not Hispanic 

African  
American 

Asian Hispanic Total 

Less than  
$24,999 

7,434 9% 307 11% 337 10% 360 19% 8,531 9% 

$25,000 to 
$49,999 

14,167 17% 420 15% 451 14% 385 20% 15,684 17% 

$50,000 to 
$74,999 

15,545 19% 516 18% 607 19% 346 18% 17,137 19% 

$75,000 to 
$99,999 

12,984 16% 610 22% 430 13% 304 16% 14,436 16% 

$100,000 to 
$124,999 

10,588 13% 321 11% 437 13% 214 11% 11,678 13% 

$125,000 to 
$149,999 

7,000 8% 244 9% 212 7% 41 2% 7,552 8% 

$150,000  
or more 

7,818 9% 216 8% 372 11% 100 5% 8,577 9% 

$200,000 or  
more 

7,411 9% 199 7% 412 13% 161 8% 8,242 9% 

Total: 82,947 100% 2,833 100% 3,258 100% 1,911 100% 91,837 100% 

Source: 2009 American Community Survey by U.S. Census 
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Existing Housing Stock 

In 2000, the County had 69,478 units of housing. According to the 2010 Census, that number 

increased by fifty-four percent (37,294 units) to 106,772. Approximately 80% of the occupied 

housing units are owner-occupied. In contrast, the metropolitan area’s homeownership rate is 

66.5%. The mixture of owner and renter units are fairly consistent throughout the county. 

Noblesville reported a lower homeownership rate than the rest of the county (75%) but was still 

significantly higher than the metro area.  

Table 9: Housing Tenure by Place 

 Carmel Fishers Noblesville Westfield Balance 
of County 

County 

Occupied housing units 28,997 27,218 19,080 10,490 14,050 99,835 

Owner-occupied units 23,347 22,406 14,237 8,644 11,298 79,932 

Population in owner units 67,218 66,083 40,115 25,418 29,337 228,171 

Avg. HH size of owner units 2.88 2.95 2.82 2.94 2.6 2.9 

Renter-occupied units 5,650 4,812 4,843 1,846 2,752 19,903 

Population in renter units 11,373 10,684 11,193 4,511 7,009 44,770 

Avg. HH size of renter units 2.01 2.22 2.31 2.44 2.5 2.2 

Source: 2010 U.S. Census 

 

According to the 2009 ACS data set, seventy eight percent of all housing units within the county 

are single-unit detached units. Single-unit attached units account for an additional four percent. 

The remaining units are located in small multi-family structures with fewer than ten units (9%), 

larger multi-family structures (6%) and mobile homes (2%). The majority of the large multi-unit 

structures (73%) are clustered in Carmel and Fishers while the majority of the mobile homes 

(63%) are located outside of the large towns and cities.   
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Table 10: Units by Structure 

All Housing Units County Carmel Fishers Noblesville Westfield 
Balance of 

County 

Single detached 76,846 18,159 18,541 12,604 5,765 21,777 

Single attached 4,273 1,156 1,565 635 299 618 

2 940 88 21 327 59 445 

3 or 4 2,169 718 441 480 313 217 

5 to 9 5,890 2,255 2,158 940 327 210 

10 to 19 3,971 1,649 1,318 729 195 80 

20 to 49 1,388 446 564 282 39 57 

50 or more 803 417 135 122 84 45 

Mobile Home 2,104 38 6 412 326 1,322 

Boat, RV, van, etc. 18 11 0 7 0 0 

Total 98,402 24,937 24,749 16,538 7,407 24,771 

Source: 2009 American Community Survey by U.S. Census 

 

The county has a relatively young stock of housing. The majority of the units (59%) have been 

built in the last twenty years. Most of those newer units were built in Carmel and Fishers.  

Of the 29,283 units built between 1990 and 1999, 39% were located in Fishers and 21% were in 

Carmel. Of the 24,992 units built since 2000, 26% were in Carmel and 29% were in Fishers. 

Since 2005, Noblesville has accounted for 27% of new units.  In contrast, the majority of the 

oldest housing stock (57%) is located in communities outside the four largest towns and cities.  

Many homes built before 1978 have lead-based paint. The federal government banned lead-

based paint from housing in 1978. Lead is especially dangerous for pregnant women and 

households with children under the age of six. Lead poisoning is one of the most widespread 

environmental hazards facing children today. Lead poisoning is considered to be the most serious 

environmental threat to children’s health. 

Today, high blood lead levels are due mostly to deteriorated lead-based paint in older homes and 

contaminated dust and soil. Soil that is contaminated with lead is an important source of lead 
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exposure because children play outside and very small children frequently put their hands in their 

mouths. The Indiana Department of Health reported less than five cases of confirmed lead 

poisoned children in Hamilton County for 2009. 

According to the 2009 American Community Survey (ACS), there are approximately 24,582 

housing units in Hamilton County  that were built before 1980. This accounts for almost 

approximately one in every four units. 42% of these units are in communities outside the four 

largest cities and towns. Carmel has the second largest share of these units (30%). 

Chart 3: Age of Housing Units by Municipality  

 

Source: 2009 American Community Survey by U.S. Census 

New Housing Supply 

Hamilton County experienced the same housing bubble as the rest of the nation. Before the 

current downturn, the metropolitan region as a whole and Hamilton County in particular was 

experiencing strong growth. The U.S. Census estimates that the county added 37,294 housing 

units over the last ten years.  
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The number of building permits is one indicator of the condition of the housing market. Over the 

last five years, permits have been issued for 13,259 new units in the County. As expected with 

the housing bubble, the number of annual permits issued has steadily decreased from a high of 

3,883 in 2006 to 1,971 in 2010. The number of permits reported through August of 2011 is only 

1,320. Permits throughout the metropolitan area also decreased each year from 2006 to 2009, but 

experienced an increase from 2009 to 2010.  Recent development activity in the county reflects 

the underlying economic strength and resiliency of this area. The county is positioned to quickly 

resume its long term positive growth trend when the broader economy recovers. 

Table 11: Building Permits Issued 2006 to 2011  

Year Area 
Units 

Single 
Family 

Two 
Family 

3 & 4 
Family 

5 + 
Family 

Total 

2006 
County 3,018 116 113 636 3,883 

Metro 9,320 372 300 1,349 11,341 

2007 
County 2,607 40 52 287 2,986 

Metro 7,091 256 207 744 8,298 

2008 
County 1,569 8 30 632 2,239 

Metro 4,390 64 107 2,421 6,982 

2009 
County 1,351 44 23 762 2,180 

Metro 3,601 66 65 1,868 5,600 

2010 
County 1,346 6 12 607 1,971 

Metro 3,793 162 230 1,736 5,921 

2011 through August 
County 1,017 0 27 276 1,320 

Metro Not Available 

Source: Building Permits Survey by U.S. Census 

 

Demand for Owner-Occupied Housing 

Housing demand is directly related to the local economy and the perceived quality of life of the 

community. As the current market clearly demonstrates, housing demand at the local level is also 
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affected by national economic conditions and policies. The primary indicators for demand for 

owner-occupied housing is the number of sales and change in sales price.  

According to data provided by the Metropolitan Indianapolis Board of Realtors (MIBOR), sales 

volume for the second quarter of 2011 is eight percent lower than the previous year. At the same 

time, “months supply of inventory” climbed from 7.7 to 9.3. These two indicators describe a 

market where there are more sellers and few buyers. Despite the buyer’s market, median and 

average sales actually increased from 2010 to 2011.    

The median price is the price at which half the units would sell for less and half of the units 

would sell for more. The median sales price for single-family homes in Hamilton County is 

$195,000 for sales in the second quarter of 2011. This represents a slight annual increase from 

$192,000 for the same period in 2010.  The median value of homes sold for 2009 was $180,000. 

This significant increase in a down market could indicate that the effect of foreclosure sales is 

lessening.   

The largest market segment for home sales was in the $100,000 to $200,000 range, accounting 

for forty-four percent of single family sales. There were very few sales at the extreme high and 

low ends of the market, accounting for only 2% of all sales.    

Table 12: 2010 Single Family Sales by Price  

Home Value Number Percent 

  Less than $50,000 59 1.40% 

  $50,000 to $99,999 280 6.50% 

  $100,000 to $149,999 941 21.70% 

  $150,000 to $199,999 983 22.60% 

  $200,000 to $299,999 1,052 24.20% 

  $300,000 to $499,999 734 16.90% 

  $500,000 to $999,999 267 6.20% 

  $1,000,000 or more 24 0.60% 

Total Units 4,340 100.00% 

Source: Metropolitan Indianapolis Board of Realtors (MIBOR) 
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The majority of single family homes sold in 2010 were 2,400 square feet or larger. This reflects 

the larger sizes of recently built homes. More than half of the homes sold in 2010 were less than 

ten years old. Nearly four of every five homes were less than twenty years old.  

Table 13: 2010 Single Family Sales by Size 

Square Footage Homes Sold Percent  Average Value 

1400 & Under 372 8.60% 100,146 

 1400 to 1800 708 16.40% 133,034 

1800 to 2400 867 20.10% 165,481 

2400 & Over 2,373 54.90% 327,010 

Total 4,320 100.00% 243,266 

Source: Metropolitan Indianapolis Board of Realtors (MIBOR) 

 

Chart 4: Recent Foreclosure Activity by Municipality 

 

Source: Realtytrac.com 
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Demand for Rental Housing  

Fair Market Rent (FMR) is an estimate of local rental rates by bedroom size developed by HUD 

for use within their programs. The FMR is an estimate of the 40th percentile rent. This is the rent 

at which 40 percent of the rental housing units can be rented. In Hamilton County, the Fair 

Market Rent (FMR) for a two-bedroom apartment is $747. To afford this level of rent and 

utilities, without paying more than 30% of income on housing, a household must earn $2,490 

monthly or $29,880 annually. Assuming a 40-hour work week, 52 weeks per year, this level of 

income translates into a Housing Wage of $14.36. A minimum wage earner must work 79 hours 

per week every year. Or, a household must include two minimum wage earner(s) working 40 

hours per week year-round to make the two bedroom FMR affordable. 

According to the Low Income Housing Trust’s study “Out of Reach”, the estimated mean 

(average) wage for a renter in Hamilton County is $12.06 an hour. To afford the FMR for a two-

bedroom apartment at this wage, a renter must work 49 hours per week, 52 weeks per year. Or, 

working 40 hours per week year-round, a household must include 1.2 worker(s) earning the 

mean renter wage to make the two-bedroom FMR affordable.  

Monthly Supplemental Security Income (SSI) payments for an individual are $674 in Hamilton 

County. If SSI represents an individual's sole source of income, $212 in monthly rent is 

affordable; the FMR for a one-bedroom rental is $629. A rent at this level would account for 

ninety-three percent of the household’s income. 

The chart below shows the FMR by bedroom size in Hamilton County, for federal fiscal years 

2009 through 2012. FMR for zero-bedroom, one-bedroom, two-bedroom, three-bedroom and 

four-bedroom rentals have remained flat over the last four years. Rents for the most recent year 

have dropped slightly from 2011, indicating a softening of demand. 
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Chart 5: Hamilton County Fair Market Rent (FMR) by Year 

 

Source: U.S. HUD Office of Policy Development and Research 

 

Table 14: Fair Market Rents for Hamilton County FFY 2009-2012 

Unit Size 2009 2010 2011 2012 

0 bed $542 $548 $553 $543 

1 bed $627 $635 $641 $629 

2 bed $745 $754 $761 $747 

3 bed  $964 $976 $985 $967 

4 bed $1,020 $1,032 $1,042 $1,023 

Source: U.S. HUD Office of Policy Development and Research 

 

In a meeting held with nonprofit agencies that provide services within Hamilton County to 

elderly, disabled, and low-income households, forty-three percent reported a need for more 

affordable housing. This overall category includes independent living situations for elderly and 

persons with disabilities, transitional housing for homeless households, and permanent 

supportive housing for those that requires supportive services.   
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Economy 

Hamilton County’s economy, like the economy of the rest of the nation, was negatively affected 

by the housing market collapse and economic downturn starting in 2007. However, the county 

has shown resiliency and the effects of the downturn have not been felt as strongly in Hamilton 

County.   

Hamilton County is supported by a diverse economic base. A variety of industries, including 

manufacturing, construction, wholesale and retail trade, and services have contributed to the 

growth of the county. According to the 2010 ACS, educational, health and social services is the 

largest industry, accounting for 23.3% of all employment. The next largest employment 

industries are professional services (13.7%), manufacturing (12.6%) and finance, insurance, and 

real estate (11.1%), and retail trade (9.9%). Given this diversity in its economic base, the county 

is not drastically affected when employment in one of the industries contracts.  

Hamilton County is an attractive location for office space. Nearly 80% of the suburban office 

space in metropolitan Indianapolis is located in Hamilton County.  According to a recent study a 

national site selection consulting firm, The Boyd Company, Hamilton County offers the second 

lowest operating costs among the suburban areas of 14 other metro regions,  including Boston, 

Chicago, Columbus, Denver, Detroit, Los Angeles, New York, Philadelphia, Phoenix, San 

Francisco, Seattle, and St. Louis.  
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Chart 6: Employment by Industry 

 

Source: 2009 American Community Survey by U.S. Census 

 

According to the Bureau of Labor Statistics, employment peaked in the county in August of 2008 

at 141,203. At that time, the county had an unemployment rate of 4.1%. The county’s 

unemployment rate peaked in January of 2010 at 7.7% and has since returned to 6.1% as of July 

2011. The county’s unemployment figures continue to be below the metropolitan region’s (8.0%) 

and Indiana’s (8.6%). The drop in the unemployment rate is more of a result in the shrinking size 

of the labor force (defined as those who are employed or are seeking employment) rather than an 

increase in the number of those employed. County employment numbers are trending up in 2011 

but remain below the figures from 2008 and 2009.    
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Table 15: County Unemployment 2001-2010 

Year Labor Force Employment Unemployment 
Unemployment 

Rate 

2001 107,682 105,091 2,591 2.4 

2002 113,253 109,565 3,688 3.3 

2003 120,547 116,567 3,980 3.3 

2004 124,838 120,631 4,207 3.4 

2005 130,720 126,210 4,510 3.5 

2006 137,311 132,875 4,436 3.2 

2007 141,718 137,517 4,201 3.0 

2008 145,522 139,959 5,563 3.8 

2009 144,588 134,930 9,658 6.7 

2010 143,137 133,109 10,028 7.0 

Source: U.S. Bureau of Labor Statistics 

Chart 7: Hamilton County Monthly Employment 2009-2011 

 

Source: U.S. Bureau of Labor Statistics 
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Table 16: Largest Employers in Hamilton County 

Employer Employees 

Sallie Mae Loan Service  2,500 

CNO Financial Group, Inc. (formerly Conseco, Inc.) 1,800 

Liberty Mutual Insurance 1,200 

I.U. Medical North Hospital (formerly Clarian North) 1,200 

The Capital Group 950 

Resort Condo International 900 

St. Vincent Health 850 

Firestone 800 

Midwest ISO 725 

SMC Corporation of America 725 

Source: Hamilton County 2009 Comprehensive Annual Financial Report (CAFR) 
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Transportation  

Hamilton County is heavily reliant on private vehicles for transportation. Over ninety percent of 

commuters in Hamilton County rely on a personal vehicle, either alone or part of a carpool, for 

transportation to and from work. Less than half of one percent rely on public transportation. 

Approximately two thirds of the county’s labor force (117,274) work within the county while the 

remaining one third commute to jobs outside the county. Approximately 27,980 workers live 

outside the county and commute to jobs located in Hamilton County.  

Janus Developmental Services, Inc. operates a transit system for disabled residents of Hamilton 

County. The program is an affordable origin to destination service that meets the transportation 

needs of individuals enrolled in programs and services on site at Janus Developmental Services, 

Inc. as well as the public. In the absence of a robust public transportation system, this service 

overcomes a clear impediment to housing choice for persons with disabilities.  

Additionally, Janus Developmental Services, Inc. operates the Hamilton County Express, a point 

to point public transportation option open to any Hamilton County resident.  In 2011 Hamilton 

County Express made 45,479 one way trips.  In addition, PrimeLife Enrichment, Inc. provides 

transportation to Hamilton County resident 50 years and over. They provided 13,031 one way 

trips in their most recent reporting year of 7/10 through 6/11.  

Table 17: Commuting in Hamilton County 2010 

Means of Transportation Number Percent 

Car, truck, or van -- drove alone 116,742 84.10% 

Car, truck, or van -- carpooled 9,353 6.70% 

Public transportation (excluding taxicab) 523 0.40% 

Walked 1,684 1.20% 

Other means 994 0.70% 

Worked at home 9,538 6.90% 

Total 138,834 138,834 

Source: 2010 American Community Survey by U.S.Census 
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Impediments to Fair Housing Choice 

HUD defines impediments to fair housing as: 

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

familial status, or national origin which restrict housing choices or the availability of 

housing choice; or  

 Any actions, omissions, or decisions which have the effect of restricting housing choices 

or the availability of housing choice on the basis of race, color, religion, sex, disability, 

familial status, or national origin. 

The concept of impediments to fair housing choice includes local laws and administrative 

policies that affect the location, availability, and accessibility of housing. Policies and practices 

that appear neutral may serve to adversely affect a person’s ability to secure housing because of 

race, color, religion, sex, disability, familial status, or national origin.  

The analysis of impediments is divided into three sections: the public sector, private sector, and 

the public-private sector. The public sector analysis reviews local policies and procedures that 

regulate, monitor, or otherwise impact rental, sales, and property insurance practices. These 

policies can play a significant role in limiting or promoting fair housing choice. The private 

sector analysis examines impediments within the private marketplace, including actions of 

landlords, property managers, real estate agents, lenders, and other parties involved in the 

provision of housing. The public-private sector analysis focuses on areas of fair housing that are 

provided through a partnership of both the public and private sector, including enforcement, 

education, and outreach.  

Public Sector Impediments 

An analysis of impediments would not be complete without examining the actions in the public 

sector that have an effect on fair housing choice. Government policies and procedures that 

regulate, monitor, or otherwise impact rental, sales, and property insurance practices can play a 

significant role in promoting fair housing choice.  
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Zoning and Building Codes 

Zoning ordinances, building codes, and other local policies that serve the public good can have 

disparate impacts on the housing choice of the protected classes. For example, some state and 

local governments have enacted laws that limit or exclude housing facilities for persons with 

disabilities or homeless people from certain residential areas. The U.S. Department of Justice and 

HUD take the position, and most courts that have addressed the issue agree, that density 

restrictions are generally inconsistent with the Fair Housing Act.  

When NIMBY-ism occurs, local zoning regulators will be faced with strong, vocal public 

opposition motivated by negative attitudes toward the prospective residents of a housing 

development. These regulators must be well-informed of the protections granted by the state and 

federal law and base their decisions on compliance with the zoning ordinance instead of public 

pressure. 

Zoning 

Zoning ordinances regulate how property can be utilized, maintain the character of a 

neighborhood and provide for orderly growth. Zoning authority in Hamilton County is divided 

into nine jurisdictions. As part of this analysis, the County reached out to each zoning 

jurisdiction to determine potential impediments for adverse effects on the availability of housing 

for minorities, families with children, and persons with disabilities. In particular, the County 

reviewed each jurisdiction’s definition of “family” and restrictions on group homes.  

Zoning ordinances with a single-family zoning district must contain a definition of family.  

The definition cannot be written to exclude certain family members, families which are not 

biologically related, or are non-traditional, or have a disparate impact on one of the protected 

classes. In 1995, the U.S. Supreme Court reviewed City of Edmonds v. Oxford House, Inc. where 

the City of Edmonds cited a halfway house for violating a city ordinance because it was located 

in a neighborhood zoned for single-family residences. The city ordinance defined “family” as 

“persons related by genetics, adoption, or marriage, or a group of five or fewer [unrelated] 

persons.” While the court did not find the city ordinance in violation of the Fair Housing Act, the 

court ruled the ordinance was not exempt from the Fair Housing Act since it sets a limit for the 

number of unrelated occupants but not related occupants. 
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Carmel’s zoning ordinance had the least restrictive definition of family: “One or more persons 

living as a single housekeeping unit, as distinguished from a group occupying a hotel, club, 

nursing home, fraternity or sorority house, or Group Home”. The definition of other 

jurisdictions, however, made distinctions between related and un-related households which could 

potentially pose an impediment to fair housing choice for a member of the protected classes. 

For example, the County’s zoning ordinance defines family as “One or more persons related by 

blood, marriage or adoption, or a group of not more than three persons, excluding servants, who 

need not be related by blood, marriage or adoption, living together and maintaining a common 

household, but not sororities, fraternities or other similar organizations.” Fishers had the most 

restrictive definition which excluded any household with more than two unrelated individuals. 

Noblesville and Cicero were also found to have similar restrictive elements.  

Group Homes and Special Needs Housing 

The updates to the Fair Housing Act in 1988 were intended, in part, to prohibit the application of 

special requirements through land-use regulations, restrictive covenants, and conditional or 

special use permits that have the effect of limiting the ability of persons with disabilities to live 

in the residence of their choice in the community. This includes regulation and licensing 

requirements for group homes. The majority of group homes for persons with disabilities are 

subject to state regulations intended to protect the health and safety of their residents.  

HUD has found licensing requirements are necessary and serve a legitimate purpose. However, 

local decision makers must recognize not all individuals with disabilities living in group home 

settings desire or need the same level of services or protection. Requests for reasonable 

accommodation that are denied without substantial justification may constitute an impediment to 

fair housing choice.   

A review of the County zoning regulations found that specific types of group homes, such as 

transitional housing, were not defined. The Director stated that if the type of housing is not 

explicitly described, it is typically permitted. Indiana state law (IC 12-28-4-8) does provide 

protections and standards in regard to zoning requirements for residential facilities that serve 

individuals with a developmental disability. This law permits this type of facility as a residential 
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use that may not be disallowed by any zoning ordinance  in a zoning district or classification that 

permits residential use. 

A similar state law (IC 12-28-4-7) provides protections and standards in regard to zoning 

requirements for residential facilities for individuals with a mental illness:  

A zoning ordinance (as defined in IC 36-7-1-22) may not exclude a 

residential facility for individuals with a mental illness from a 

residential area solely because the residential facility is a business 

or because the individuals residing in the residential facility are 

not related. The residential facility may be required to meet all 

other zoning requirements, ordinances, and laws. 

However, the same law allows zoning jurisdictions to impose  dispersion requirements for these 

facilities:   

 A zoning ordinance may exclude a residential facility for 

individuals with a mental illness from a residential area if the 

residential facility will be located within three thousand (3,000) 

feet of another residential facility for individuals with a mental 

illness, as measured between lot lines. 

In Larkin v. State of Michigan,  a U.S. district court held that the spacing and notice requirements 

of the Michigan Adult Foster Care Licensing Act are preempted by the federal Fair Housing Act 

and violate the equal protection clause of the fourteenth amendment to the United States 

Constitution. If this dispersion requirement is enforced to prohibit a group home that serves 

persons with mental illness, this could constitute as an impediment to fair housing choice.  

Building Codes 

Building codes provide minimum standards for the design, construction, and use of buildings to 

protect public health and safety.  These regulations are essential to protect the health and safety 

of citizens and the general welfare of the community.  

While building codes have positive contributions, they often contribute to increased construction 

costs. Codes that require certain amenities or setbacks can affect the feasibility of providing low- 

and moderate-income housing development. These requirements may serve as an impediment to 
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fair housing choice if the low-income population consists primarily of protected classes, such as 

racial minorities.  

Indiana has adopted a uniform building code based on the International Building Code (IBC). 

The code is administered by local officials. HUD has reviewed the IBC and found these codes 

are in compliance with the Fair Housing Act in terms of design standards. 

Municipal Services and Neighborhood Revitalization 

Hamilton County and its municipalities provide residents with a wide range of services that 

include human and social services, health and community assistance, civil and criminal justice 

systems, road and bridge maintenance, water and sewer service, solid waste management, and 

other general support services. Hamilton County reviewed the provision of services and did not 

find evidence of an impediment to fair housing choice. Hamilton County also reviewed racial 

and ethnic demographic data collected for its annual performance reports for HUD-funded 

programs and found no evidence of impediments.  

Property Taxes 

The previous AI listed high property taxes as a potential impediment to fair housing choice. The 

amount of tax paid was high compared to other areas because property values throughout the 

County were correspondingly high. Property tax rates were reviewed and found to be comparable 

to other areas.  

Private Sector Impediments 

Discrimination is the most common form of impediments to fair housing choice within the 

private sector. Discrimination exists if a tenant, prospective tenant or homebuyer is treated 

differently than others on the basis of belonging to one of the protected classes. This may involve 

refusing to rent or sell to someone, or doing so under different terms and conditions. 

Discrimination can be found in many areas of the housing market, including but not limited to 

the following:  

 the sale and rental of housing, 

 real estate practices such as blockbusting, deed restrictions, trust or lease provisions, 
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 inaccessible design, or management firm “occupancy quotas”, and 

 banking, insurance, and mortgage brokerage services where policies and practices 

pertaining to the financing, sale, purchase, rehabilitation, and rental of housing that may 

affect the achievement of fair housing choice. 

Housing discrimination also includes the refusal to make a reasonable accommodation for a 

person with a disability, such as waiving a no-pets policy for a service animal or allowing an 

alteration to the unit.  

As part of its analysis, the County reviewed fair housing complaint data collected by the Office 

of Fair Housing and Equal Opportunity (FHEO) of HUD. From 2005 to 2010, only nineteen 

housing discrimination complaints were received from residents in Hamilton County. While this 

number may seem low, it is not understood to what degree that discrimination is occurring and 

not being recognized or reported. Of the cases reported, eleven were from Noblesville and six 

cases were in Fishers. Race was the leading basis for 53% of the complaints, followed by 

disability (26%), and familial status (11%). 

In a meeting held with nonprofit agencies that provide services within Hamilton County, three 

agencies reported that clients had experienced disparate treatment in the rental market and in 

lending.  

 

Lenders and Lending Services 

Lenders, in the past, routinely refused loans to sections of a community in a practice known as 

redlining. Federal initiatives, such as the Community Reinvestment Act, have curtailed redlining 

and made credit more readily available to these communities. The Equal Credit Opportunity Act 

makes discrimination unlawful with respect to any aspect of a credit application on the basis of 

race, color, religion, national origin, sex, marital status, age or because all or part of the 

applicant’s income derives from any public assistance program. 

Advancements in computerized underwriting practices have removed some subjectivity of local 

loan officers and potential for illegal discrimination in the determination of creditworthiness. As 

a result, discrimination in today’s financial services market is not as blatant and is more difficult 
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to detect. Financing is more available to borrowers, but the terms in which the financing is 

offered can be discriminatory.  

Minority consumers often have unequal access to loans at the best terms based on credit history, 

income, and other risk factors. High-cost loans can be defined as first mortgages with interest 

rates 3 percentage points higher than a benchmark rate and second mortgages with interest rates 

5 percentage points or higher than a benchmark rate. It is a violation of the Fair Housing Act to 

impose different terms or conditions on a loan, such as different interest rates, points or fees 

based on a person’s race, color, national origin, religion, sex, familial status or disability.  

A recent study by the Urban Institute found African American and Hispanic homebuyers 

received disparate treatment in terms of financing options.
2
 Freddie Mac indicates one-third to 

one-half of borrowers who qualify for low-cost loans receive subprime loans. 

An investigation undertaken by the National Community Reinvestment Committee from 2004 to 

2006 revealed disparate treatment by mortgage brokerages based on race and national origin in 

46 percent of cases. The results of the investigation showed that white testers were offered better 

pricing than African American or Hispanic testers. 

This disparate treatment was not limited to lower-income households. There was a higher level 

of discrepancy when analyzing upper-income households. A low-income African American 

borrower was three times more likely to receive a high-cost loan than a low-income white 

borrower. An African American earning more than $135,000 annually was five times more likely 

to receive a high-cost loan than a white borrower at the same income level. 

Subprime loans, used legitimately, are not predatory. They are necessary to provide credit for 

borrowers who pose a higher credit risk for the lender because of poor credit histories, high loan-

to-home-value ratios, or other credit risk characteristics that disqualify the borrower from lower 

cost, prime-rate loans. However,  the targeting of subprime loans to specific demographics could 

constitute an impediment to fair housing due to disparate treatment. Housing counseling agencies 

have identified the following groups as targets for subprime financing: people of color, seniors, 

low-income individuals, non-English speaking/reading persons, people with poor credit, 

homeowners who are in financial crisis. 
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Home Mortgage Disclosure Act (HMDA) Analysis 

As part of this study, Hamilton County analyzed data reported by lending institutions per the 

Home Mortgage Disclosure Act (HMDA) for 2010. HMDA data cannot be used to "prove" 

discrimination by banks and other lending institutions. The data can only be used to demonstrate 

trends and lending patterns. The data can also be used to identify the volume of loans issued by 

geographic area. The County compared the data of Hamilton County to the rest of the 

Indianapolis Metropolitan Statistical Area (MSA) and also analyzed the data at the census tract 

level. 

Overall, 24% of all loan actions in the MSA occurred in Hamilton County. In terms of volume, 

Hamilton ranked second only to Marion County, which accounted for 39% of all loan activity. 

Hamilton County had the highest origination rate (70%) and the lowest denial rate (13%) than 

any other county in the MSA. 

Nine percent of the MSA’s loan activity for African Americans occurred in Hamilton County. 

While this represents the second highest share within the MSA, it is still well below the County’s 

overall share of loan activity (24%). Marion County accounted for a disproportionate portion of 

loan activity for African Americans. While Marion accounted for 39% of loan activity for all 

racial categories, Marion county accounted for 82% of loan activity for African Americans.  

More than half (52%) of the MSA’s loan activity for Asians occurred in Hamilton County. Other 

counties with significant share of loan activities for Asians include Marion (25%), Hendricks 

(8%), and Johnson (7%). The two other racial categories tracked by HMDA, Native American 

and Pacific Islander, are relatively small, accounting for a total of 524 loan actions. Hamilton 

County’s share of loan activity for these two racial groups were close to the county’s overall 

share.  

African American and Native Americans within Hamilton County were more likely to have a 

loan denied and less likely for the loan to be originated. The average origination rate for loans in 

Hamilton was 70%. The origination rate for African Americans and Native Americans were 57% 

and 52%, respectively. The average denial rate for loans in Hamilton was 13%. The denial rate 

for African Americans and Native Americans were 22% and 19%, respectively.  

When analyzing data at the tract level, it was found that origination rates and denial rates were 

more closely attributable to a census tract’s income than its minority household concentration. 
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The five census tracts with the highest concentration of minority households (ranging from 8.9 to 

9.2%) had an average origination rate of 55% and an average denial rate of 10%. The five census 

tracts with the lowest incomes had an average origination rate of 46% and an average denial rate 

of 16%. Census Tract 1108.01 had a significantly higher level of loan activity than any other area 

within the County or the MSA. This tract accounted for 23 percent of all loan activity within the 

County.  

HMDA data defines high-cost loans as first mortgages with interest rates 3 percentage points 

higher than a benchmark rate and second mortgages with interest rates 5 percentage points or 

higher than a benchmark rate. Only 2.3% of originations in Hamilton County were reported as 

high-cost. Throughout the MSA, 4.4% of all originations were reported as high-cost. These high-

cost loan rates are low because of the tightening of credit in response to the foreclosure crisis.   

Real Estate Services 

The services of real estate professionals are critical in the provision of fair housing choice. 

Homebuyers rely heavily on the professional’s expertise of the local market. The National Fair 

Housing Alliance (NFHA) has focused recent studies on the role of real estate agents and the 

prevalence of discrimination within the profession. The results of the study revealed consistent 

patterns of discriminatory steering practices and disparate treatment.  

The NFHA study showed African American and Latino buyers were refused appointments or 

offered very limited service by real estate agents one of five times. The limited service was 

described as the buyer never receiving a return call from the agent after several messages and 

scheduling appointments the agent never kept. In paired testing, agents showed white buyers an 

average of eight homes; African American and Latino testers saw an average of five homes. 

Racial steering is the practice of limiting a buyer’s choice, through comments or actions, to 

specific neighborhoods based on race or national origin. In a meeting held with nonprofit 

agencies that provide services within Hamilton County, one agency reported that their clients had 

experienced steering by a real estate professional. According to 2010 Census data, African 

Americans account for fifteen percent of the metro area’s population, but only three percent of 

the County’s population. In contrast, Marion County accounts for slightly more than half of the 

metro area’s population, yet is home to 91% of the metro area’s African American population.  
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Any real estate professional who would steer or limit an African American household’s housing 

choices to Marion County based on this existing racial mix would be limiting that households 

fair housing choice.  

Per state licensing requirements, Indiana realtors must meet educational requirements that 

include a fair housing component. The educational requirements include initial work before 

receiving a license and continuing education as well. Article 10 of the REALTORS® Code of 

Ethics speaks directly to a commitment to fair housing choice:  

REALTORS® shall not deny equal professional services to any 

person for reasons of race, color, religion, sex, handicap, familial 

status or natural origin. REALTORS® shall not be parties to any 

plan or agreement to discriminate against a person or persons on 

the basis of race, color, religion, sex, handicap, familial status, or 

national origin. 

Public-Private Sector Impediments 

Fair Housing Awareness 

Aggressive informational programs have shown to be effective in encouraging persons who 

experience discrimination to report it. The five counties across the country with the highest rate 

of complaints reported 51 to 96 housing discrimination complaints per 100,000 households.
3
 In 

contrast, Hamilton County recorded only 22 complaints over a similar period. The counties with 

high rates of complaints cited informational and outreach programs as effective tools.  

As part of the 2010 Indiana Resident Housing and Community Development Survey, 

respondents were asked “What would you do or recommend someone you knew do who thought 

they’d been discriminated against in trying to find a place to rent or buy?” The two most popular 

answers were to contact the local housing authority (20%) or the Indiana Civil Rights 

Commission (19%).  While it is encouraging to see that the local housing authority is viewed as a 

potential resource, it is estimated that a small increase in marketing and outreach could increase 

these figures significantly.  
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The lack of effective informational programs creates an impediment to equal housing 

opportunity. A 2002 HUD study found only seventeen percent of individuals who believed they 

had experienced housing discrimination took some action in response. Of those who took action, 

only one percent said they reported the discrimination to a government agency. Recent studies 

have shown discrimination based on national origin is largely underreported, specifically by 

Latinos, Asian Americans, and Native Americans. These studies suggest several reasons for 

underreporting of housing discrimination. The reasons include:  

 Housing discrimination is often not readily identifiable by consumers 

 Language barriers and other cultural issues, including immigration status, hesitancy to 

challenge authority, and a general lack of faith in the justice system 

 Low expectations of a good result 

Currently, ICRC is making a statewide push to increase awareness of fair housing rights and 

their services statewide. Initial discussions with ICRC are positive in terms of scheduling 

outreach and education efforts in Hamilton County. ICRC has also initiated a state-wide data 

collection initiative regarding perceptions of discrimination. The survey has collected over 700 

responses to date and will be tabulating its results in the near future. The organization hopes to 

repeat the survey on an annual basis and identify trends and patterns over time.   

Training and awareness should be targeted to housing providers to inform them of their 

responsibilities and potential liabilities if they violate the state or federal fair housing laws.  

The administrative code that regulates the ICRC currently requires all properties subject to the 

state fair housing law to display an Equal Opportunity poster that states:  

We Do Business In Accordance With The Fair Housing Act (The 

Indiana Civil Rights Law, as amended by the Fair Housing 

Amendments Act of 1990 and 1992) IT IS ILLEGAL TO 

DISCRIMINATE AGAINST ANY PERSON BECAUSE OF 

RACE, COLOR, RELIGION, SEX, HANDICAP, FAMILIAL 

STATUS (HAVING ONE OR MORE CHILDREN), OR 

NATIONAL ORIGIN 
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Onsite inspections of large rental properties for compliance with this rule could be an outreach 

mechanism to property managers.  

Training and awareness also need to be targeted to local zoning officials. When NIMBY-ism 

occurs, local zoning regulators will be faced with strong, vocal public opposition motivated by 

negative attitudes toward the prospective residents of a housing development. These regulators 

must be well-informed of the protections granted by the state and federal law and base their 

decisions on compliance with the zoning ordinance instead of public pressure. 

Through the use of its CDBG funding, Hamilton County can take an active role bridging the 

language/cultural gap by organizing English language and financial literacy programs, 

potentially in tandem with financial institutions. A study commissioned by the Mortgage 

Bankers Association of America (MBAA) documented a widespread view among minority 

renters that they would fare poorly when obtaining a mortgage. Among those who had never 

applied for a mortgage, 32 percent of African Americans and 24 percent of Hispanics believed 

they would encounter discrimination because of their race or ethnic background.
4
  

Persons who do not speak English as their primary language and who have a limited ability to 

read, write, speak, or understand English are defined as Limited English Proficient (LEP) and 

may be entitled to language assistance with respect to participating in federally funded programs. 

Language for LEP persons can be a barrier to accessing important benefits or services, 

understanding and exercising important rights, complying with applicable responsibilities, or 

understanding other information provided by federally funded programs and activities. Per 

Section 601 of Title VI of the Civil Rights Act of 1964, recipients of federal financial assistance 

have an obligation to reduce language barriers that can preclude meaningful access by LEP 

persons to important government programs, services, and activities. 

At the national level, HUD has recognized that discrimination based on source of income such as 

Section 8 Rental Assistance and Temporary Assistance for Needy Families may serve as a cover 

for discrimination based on one of the protected classes. In a meeting held with nonprofit 

agencies that provide services within Hamilton County, some agencies reported that clients had a 

difficult time getting landlords to accept housing vouchers. This information can be useful to 

help target informational and outreach programs.  
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Fair Housing Enforcement  

Effective fair housing enforcement lies at the heart of a comprehensive program to affirmatively 

further fair housing. Testing has proven to be one of the most effective ways to combat 

discrimination and enforce fair housing choice.
5
 In most communities, this role is undertaken by 

fair housing advocacy organizations whose sole mission is to promote fair housing choice.  

The State of Indiana’s Fair Housing Law (Indiana Code Title 22 Article 9.5) has been found to 

be substantially equivalent to federal law. Substantial equivalence certification takes place when 

a State or local agency applies for certification and the U.S. Department of Housing and Urban 

Development (HUD) determines that the agency enforces a law that provides substantive rights, 

procedures, remedies and judicial review provisions that are substantially equivalent to the 

federal Fair Housing Act.  

Typically, after a certification determination, HUD will refer complaints of housing 

discrimination that it receives to the state or local agency for investigation. In Indiana, the 

Indiana Civil Rights Commission (ICRC) enforces the civil rights laws and provides quality 

education and services to the public in an effort to ensure equal opportunity for all residents in  

the State of Indiana. At this time, the ICRC does not have an active testing program outside of its 

investigations. The organization is trying to increase its testing efforts, but has no definite 

timeline at this time.  

Any person who feels he or she has been discriminated against under the Fair Housing Act 

and/or the Indiana Fair Housing Act may file a complaint within one year after the 

discriminatory act has occurred with ICRC. ICRC is equipped to take complaints in person at 

their office in Indianapolis. Complaints may also be filed by either personal delivery, mail, e-

mail, telephone, fax, or online (www.in.gov/icrc/). The complaints must be in writing. ICRC 

staff can provide assistance to those who need assistance in drafting and filing their complaints. 

After complaints are filed, they are investigated by ICRC on both the part of the complainant and 

the respondent.   

A complaint may be resolved in a number of ways. The ICRC Alternative Dispute Resolution 

(ADR) Team can attempt to resolve the dispute through mediation at any time during the 

investigation, if all parties agree. If mediation is not agreed upon or a resolution cannot be found, 
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the complaint proceeds through the investigative process (where a test may be performed during 

the investigation) and is then reviewed by the director of the ICRC.  

The director makes the final determination of probable cause that an illegal act of discrimination 

occurred. (If no probable cause is found, the complainant may ask for reconsideration of the 

complaint within 15 days). If probable cause is found, the complaint proceeds through the 

resolution process.  

A complaint may be resolved through a settlement between the parties. If a settlement cannot be 

reached, a public hearing takes place with an Administrative Law Judge (ALJ). In a trial, the 

complainant may be represented by an ICRC staff  attorney. After the trial, the ALJ issues 

proposed findings, which are submitted to ICRC. The  complainant and respondent have 15 days 

to file objections to the recommended findings.  If, during the investigative, review, and legal 

process, ICRC finds that discrimination has occurred, the agency may issue an order to stop the 

discrimination and eliminate further discrimination.   

As of December 31, 2009, the ICRC database contained 967 records of housing discrimination 

complaints filed since 2005. The most common reason for discrimination identified in ICRC 

records was race or color; 38 percent of the filed cases were filed based on racial discrimination. 

The second most common reason for discrimination was handicap/disability (34%), followed by 

familial status (11%) and national origin/ancestry (9%). 

According to ICRC staff, the most notable trend in complaints is the increase in complaints from 

persons with disabilities. It is speculated that this increase mirrors the aging of the population, 

especially the effect of the baby boomer generation.  

The National Fair Housing Alliance (NFHA) received a HUD grant of nearly $1 million to  

establish a new nonprofit fair housing agency to serve central Indiana. It is expected that the Fair 

Housing Center in Central Indiana (FHCCI) will begin services in  late 2011. The agency will 

provide fair housing enforcement services, such as complaint intake, investigation, mediation, 

and referral, and testing of housing providers for discrimination. FHCCI will also use HUD 

funds to conduct fair housing education and outreach activities, including using bilingual 

materials to reach the Hispanic population. Additionally, FHCCI will collaborate with disability 

rights groups to disburse grants to persons with disabilities to assist with making structural 

modifications that increase housing accessibility. 
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As part of its analysis, the County reviewed fair housing complaint data collected by the Office 

of Fair Housing and Equal Opportunity (FHEO) of HUD. From 2005 to 2010, only nineteen 

housing discrimination complaints were received from residents in Hamilton County. While this 

number may seem low, it is not understood to what degree that discrimination is occurring and 

not being recognized or reported. Of the cases reported, eleven were from Noblesville and six 

cases were in Fishers. Race was the leading basis for 53% of the complaints, followed by 

disability (26%), and familial status (11%). 

In a meeting held with nonprofit agencies that provide services within Hamilton County, three 

agencies reported that clients had experienced disparate treatment in the rental market and in 

lending.  
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Summary of Impediments to Fair Housing Choice 

HUD defines impediments to fair housing as (1) any actions, omissions, or decisions taken 

because of race, color, religion, sex, disability, familial status, or national origin which restrict 

housing choices or the availability of housing choice; or (2) any actions, omissions, or decisions 

which have the effect of restricting housing choices or the availability of housing choice on the 

basis of race, color, religion, sex, disability, familial status, or national origin. 

This study has found that the following impediments to fair housing choice exist within 

Hamilton County:  

 Impediment #1: Lack of Local Capacity and Coordination: There is no organization 

dedicated to fair housing advocacy within Hamilton County. The current administrator of 

the CDBG program has a small staff and budget to administer the program as a whole 

and it can only dedicate a portion of its limited resources to the mission of affirmatively 

furthering fair housing. Neighborhood Christian Legal Clinic, a HUD approved Housing 

Counseling agency, provides fair housing services as part of its overall mission in the 

community. ICRC provides services for Hamilton County, but its resources must serve 

the entire state. It is expected that the new HUD-funded agency sponsored by the 

National Fair Housing Alliance will fill some of this void, but the impact of this new 

agency is unknown at this point.  

In addition, greater coordination is needed among housing providers, housing 

professionals, government agencies, and advocacy groups. Coordination and 

collaboration can be increased qualitatively and quantitatively to raise the effectiveness 

of all efforts. These agencies include other departments of local government, outside 

agencies, and federally funded subrecipients. 

Actions to address this impediment include:  

Action 1: Coordination with Nonprofits and Other Government Agencies  

Action 2: Subrecipient Monitoring Compliance and Capacity Building 

Action 3: Fair Housing Workshops 
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 Impediment #2: Lack of Public Awareness: A HUD study found of the people who 

suspect housing discrimination, only 1% report the case to a government agency.
6
 Among 

the reasons for lack of reporting include the inability to identify discrimination and belief 

that nothing will result from the report. In some cases, limited English proficiency plays a 

role as well. In this regard, the largest impediment to fair housing choice may be lack of 

consumer education regarding fair housing rights. There is a need for a multi-faceted 

approach that effectively reaches all affected parties, including housing consumers, 

housing professionals and landlords, government officials, and public advocacy groups.  

Actions to address this impediment include:  

Action 4: Material Distribution 

Action 5: Media Advertising 

Action 6: Limited English Proficiency (LEP) study 

 

 Impediment #3: Disparate Treatment in the Rental Market: The statistics reported by 

HUD and anecdotal evidence provided through consultations indicate discrimination 

based on race, disability and familial status, particularly in the rental market. Disparate 

treatment in the provision of rental housing is a clear impediment to fair housing choice. 

Actions to address this impediment include:  

Action 7: Referral and Enforcement 

Action 8: Testing 

Proposed Actions to Affirmatively Further Fair Housing Choice 

Hamilton County, as a recipient of federal CDBG, must take appropriate actions to overcome the 

effects of the impediments identified within this plan and maintain records reflecting the analysis 

and actions taken.    Hamilton County contracts with the Noblesville Housing Authority (NHA) 

to administer and implement the Community Development Block Grant Program including 

administration of fair housing programs.  NHA will be responsible for implementing the 

following proposed actions, either with staff or through contracts for services with other 

agencies. 
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1. Increase Coordination with Nonprofits and Other Government Agencies: Hamilton 

County will work closely with HUD, fair housing agencies, nonprofit housing 

professionals, and other local government agencies to support fair housing in its 

jurisdiction. Hamilton County will assign one staff person as the fair housing liaison to 

serve as the point person for fair housing activities and information. The County will 

encourage its participating communities to similarly identify a fair housing liaison. 

Hamilton County will serve as an information resource for fair housing related issues. All 

Fair housing related calls to County offices should be referred to the Noblesville Housing 

Authority CDBG Coordinator at (317) 773-5110, extension 104. 

2. Subrecipient Monitoring Compliance and Capacity Building: Hamilton County will 

continually monitor subrecipient organizations and contractors for compliance with 

federal rules and regulations. Before participating in federally funded programs, the 

subrecipient must agree to the following: 

 Comply with federal, state and local laws relating to fair housing and equal 

opportunity  

 Operate their facilities and services and conduct their outreach on a 

nondiscriminatory basis 

 Adopt policies to ensure effective communication with applicants, beneficiaries, and 

members of the public who have hearing, vision, or speech impairments regarding the 

availability of accessible services, activities and facilities 

 If necessary, Hamilton County will sponsor capacity building sessions to train 

subrecipients to administer their programs to affirmatively further fair housing. The 

County will suspend funding for any subrecipient with an outstanding fair housing 

complaint.   

3. Fair Housing Workshops: Hamilton County will organize periodic fair housing 

workshops to highlight local fair housing issues and to raise awareness of fair housing 

choice. The workshops will serve local landlords, property management companies, and 

local nonprofit agencies.   
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4. Material Distribution: Hamilton County will distribute fair housing marketing materials 

aimed at educating residents of their right to fair housing, how to identify discrimination, 

and how to report it. The purpose of distributing material is to reach people who 

experience discrimination but do not report it. Hamilton County will research strategies 

for increasing awareness and collaboration opportunities with other agencies, institutions 

of higher education, churches, schools and fair housing advocates. Hamilton County will 

maintain a page dedicated to fair housing on its website. The webpage will be an 

information clearinghouse for residents, housing professionals working in Hamilton 

County, and government employees. The website will be updated periodically with issues 

related to fair housing. 

5. Media Advertising: Hamilton County will use display ads in local newspapers to 

advertise local fair housing resources, including its web page. Hamilton County will 

research opportunities to use Public Service Announcements (PSAs) and other means to 

increase fair housing awareness.  

6. Limited English Proficiency: Hamilton County will conduct a four-factor analysis to 

ensure persons with Limited English Proficiency have meaningful access to programs 

funded by the Consolidated Plan. Hamilton County will develop a Language Assistance 

Plan (LAP) to provide a framework for provision of timely and reasonable language 

assistance. 

7. Referral and Enforcement: Hamilton County will partner with local fair housing 

agencies to respond to and investigate fair housing complaints. At the moment, the 

County will refer all fair housing complaints to the ICRC for investigation and 

enforcement.  

8. Testing: The County will explore the use of CDBG funds of fair housing testing and 

enforcement efforts. Potential projects include in-depth audit testing of housing practices 

within rental and sales markets focused on identifying patterns and practices, such as 

neighborhood steering, or other forms of housing choice denials, that could be potential 

violations of fair housing laws. 
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Hamilton County Analysis of Impediments 

Strategies and Action Steps 

Actions Funding Start Date / 
Timeline 

Annual 
Goal 

Carried Out By Impediments 
Addressed 

  

N
o
b
le

s
v
ill

e
 H

o
u
s
in

g
 

A
u
th

o
ri
ty

 

F
a

ir
 H

o
u
s
in

g
 

S
u
b
re

c
ip

ie
n
t 

S
u
b
re

c
ip

ie
n
ts

 

D
e
v
e
lo

p
e
rs

 

O
th

e
r 

L
o
c
a
l 
C

a
p
a
c
it
y
/ 

C
o
o
rd

in
a
ti
o

n
 

L
a
c
k
 o

f 
P

u
b
lic

 

A
w

a
re

n
e
s
s
 

D
is

p
a
ra

te
 

T
re

a
tm

e
n
t 
in

 t
h
e
 

R
e
n
ta

l 
M

a
rk

e
t 

1 

Increase Coordination with 
Nonprofits and Other Government 
Agencies: 
- Meet with individual communities 
-  ID local FH liaisons 

CDBG 

 
 
 
Apl-May 2012 
June/July 2012 

 
NA 

 
 

X X   

    

X     

2 
Subrecipient Monitoring 
Compliance and Capacity Building 

CDBG Ongoing 
Each 

subrecipient 
X   X 

    
X     

3 Fair Housing Workshops CDBG September 1 workshop X X 
      

X     

4 Material Distribution CDBG Ongoing Quarterly X X X       X   

5 Media Advertising CDBG April & Sept. 
2 Ads 

April & Sept. 
X X 

      
  X   

6 Limited English Proficiency CDBG RFP Jun-12 
Award 

contract by 
9/12 

X 
  

X 
    

  X   

7 Referral and Enforcement CDBG Ongoing NA X X X 
    

    X 

8 Testing CDBG 2013 
1 testing 
project 

  
X 

      
    X 
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Recordkeeping 

Hamilton County will maintain the following records regarding fair housing and equal 

opportunity.  

 Documentation of the analysis of impediments and actions the recipient has carried out 

with its housing and community development and other resources to remedy or 

ameliorate impediments to fair housing choice in the recipient's community. 

 Data on the extent to which each racial and ethnic group and single-headed household (by 

gender of household head) have applied for, participated in, or benefited from, any 

program or activity funded in whole, or in part, with CDBG funds (the data will only be 

used to further investigation as to compliance with nondiscrimination requirements). 

 Data on employment in the categories prescribed on the Equal Employment Opportunity 

Commission's EEO-4 form, and documentation of any actions undertaken to assure equal 

employment opportunities to all persons regardless of race, color, national origin, sex or 

disability. 

 Data indicating the race and ethnicity of households (and gender of single-head of 

households) displaced as a result of CDBG funded activities and address and census tract 

of the housing unit to which each displaced household relocated (the data will only be 

used for further investigation as to compliance with nondiscrimination requirements). 

 Documentation of actions undertaken to meet the requirements of Sec. 570.607(b) which 

implements section 3 of the Housing Development Act of 1968, as amended (12 U.S.C. 

1701U) relative to the hiring and training of low- and moderate-income persons and the 

use of local businesses. 

 Data indicating the racial/ethnic character of each business entity receiving a contract or 

subcontract of $25,000 or more paid, or to be paid, with CDBG funds (this information 

will include the amount of the contract or subcontract, and documentation of recipient's 

affirmative steps to assure minority business and women's business enterprises have an 
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equal opportunity to obtain or compete for contracts and subcontracts as sources of 

supplies, equipment, construction and services). 

 If applicable, documentation of affirmative action measures the recipient has taken to 

overcome prior discrimination, if the courts or HUD found the recipient previously 

discriminated against persons on the ground of race, color, national origin or sex in 

administering a program or activity funded in whole, or in part, with CDBG funds. 
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