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In this segment of “Race in Retrospect,” we take a closer look at

Housing

housing—one of the key assets necessary to build and growth wealth.
There is a history of housing discrimination in our country and city that
still plagues communities of colors from health outcomes to economic

“We have failed to fully appreciate
how deeply housing is implicated in
the creation of poverty. Not
everyone living in a distressed
neighborhood is associated with
gang members, parole officers,
employers, social workers, or
pastors. But nearly all of them have
a landlord.”
--Matthew Desmond, author
of Evicted: Poverty and Profit in
the American City

well-being. We have seen viral examples of how race impacts how
homes are appraised, such as what happened to the Hortons in
Jacksonville—an interracial family whose home was valued over
$100,000 less when Mrs. Horton, a Black woman, was home than it was
when they removed all evidence of being an interracial couple. The

Brookings Institute estimates that this undervaluing of homes owned by
Black people and/or in predominantly Black neighborhood equates to
approximately $156 billion in lost equity. Success is measured here by
communities of color having equitable access to homes that are free
from environmental toxins in areas conducive to positive health and
wealth outcomes. Furthermore, do they have opportunities to own
homes?
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Recommendations
In the 2000s, Project Breakthrough synthesized the recommendations from previous
studies into nine recommendations on Housing. Among the nine Housing
recommendations were suggestions to track home sales and homeownership by race
and help home financing for all people. Other recommendations encouraged officials to
locate public and affordable housing in diverse neighborhoods, not just in
predominately Black neighborhoods.
Home ownership is viewed in two ways: as a rate (the percent of households that are
owner-occupied) and as a number (the number of homes owned by White, Black or
other populations).
•

Locate Public Housing and other types of
affordable housing in non-minority areas in
numbers of units beyond those required by
the Justice Department consent decree.

•

Work with neighborhood associations and
CPACs (Citizen Planning Advisory
Committees) to reduce prejudice and fear of
housing integration.

•

Ensure that all Jacksonville residents have the
widest range of possible housing choices
available to them.

•

Eliminate the gap between White and
minority home ownership.

•

Provide incentives and eliminate barriers to
facilitate the building, rehabilitation and
maintenance of affordable housing.

•

Improve the ability of people to finance and
retain their homes.

•

Modify comprehensive plan to improve
infrastructure to build and rebuild
infrastructure for the core city/Northside.

•

•

Track and report home sales by race and
location to determine if prospective buyers
are being steered to certain neighborhoods
based on their race.
Encourage increased communication among
real estate agents to ensure that race is not a
factor in which homes are shown to
particular clients.
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Are We Making Progress?
In examining challenges and disparities in housing, there are three large
categories for consideration. The first is home buying, which is comprised of
home ownership and mortgage lending. The second area is rentals, which
includes single-family homes, townhomes or row houses that share a
connecting wall, small multifamily units such as a duplex or triplex, and
apartments. The third category is subsidized housing and public housing,
where the government either provides housing or housing subsidies for
individuals and families. All of these areas are affected by the cost of
housing. Additionally, the number of homeless individuals also speaks to
the state of housing. Homeless persons are those who lack a fixed, regular,
and adequate nighttime residence, or those living in shelters, temporary
housing, or public and private places not designed for sleeping
accommodations, such as on the street, in cars, in parks, etc. While all of
these areas are critical for determining housing disparities, we will primarily
focus on home buying with some focus on subsidized and public housing for
this study. While the home ownership numbers have increased from 2000
to 2018, the rate of home ownership for Black and Hispanic/Latinx residents
has decreased. These numbers are affected by the burst in the housing
bubble in 2008, the following recession and the increase in residents of
color in Jacksonville. However, they point to a concerning trend.
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History & Perspective
Faced with a housing shortage in 1933, the federal government began a program explicitly designed
to increase – and segregate – America’s housing stock. This effort was designed to provide housing to
White, middle-class families. The Federal Housing Administration refused to insure mortgages in and
near Black neighborhoods and instead subsidized the mass production subdivisions for White people
with the requirement that none of the homes be sold to Black people. This practice, known as
redlining, left Black and other people of color out of the new suburban communities and pushed them
into urban housing projects.
Richard Rothstein, the author of The Color of Law, states that these housing policies have had lasting
effects on racial equity in housing. “The segregation of our metropolitan areas today leads…to
stagnant inequality, because families are much less able to be upwardly mobile when they’re living in
segregated neighborhoods where opportunity is absent.”1 This continues to be true on the national
level. While homeownership rates have increased to their highest level in 50 years, the gap between
White homeownership and Black homeownership is significant. In 2017, the 71.9% White
homeownership rate represents a sharp contrast to the 41.8% homeownership rate by Black people.
The 30.1% gap is wider than it was when race-based discrimination was legal.2
1

A ‘Forgotten History’ Of How The U.S. Government Segregated America, https://www.npr.org/2017/05/03/526655831/aforgotten-history-of-how-the-u-s-government-segregated-america
22
https://www.urban.org/urban-wire/breaking-down-black-white-homeownership-gap
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However, that percentage gap varies greatly among metropolitan areas. In the 105 metropolitan
statistical areas (MSAs) with more than 40,000 Black residents, Minneapolis-St. Paul, Minnesota had
the largest homeownership gap of 51% and Charleston-North Charleston-Summerville, South Carolina
had the smallest homeownership gap of 15%.3
After controlling for household-level factors, such as sex, employment and age, and controlling for
MSA-level factors, including housing supply, housing affordability, and racial segregation, the Urban
Institute found that income, marital rate, and credit scores are three key factors that explain the
greatest proportion of the Black-White homeownership gap across MSAs. Additionally, 17% of the
homeownership gap across MSAs remains unexplained by the observed variables. The studies also
found that differences in education are not a significant factor in differing homeownership rates
between Black and White households.4 As the previous U.S. Census data shows, White Americans are
the most likely group to be homeowners and Black Americans are the least likely group to own a
home.5 This trend holds true in Jacksonville as well.

History of Race and Housing in Jacksonville
Redlining and housing discrimination also have a long history in Jacksonville, creating long-term
wealth gaps across different neighborhoods. In the 1930s, neighborhoods like the Eastside were
marked inside a red line, and those lines shaped the city’s history.

3

Ibid.
Ibid.
55
https://usafacts.org/articles/homeownership-rates-by-race/
4
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This modern-day map, created by UNF researchers, compares the 2016 zip code boundaries to
historically redlined neighborhoods. That color line was used to deprive Black residents of the biggest
foundational wealth asset – a house. As Jacksonville Area Legal Aid attorney Suzanne Garrow stated,
“Banks were caught redlining, and what that meant was essentially drawing a redline around black
neighborhoods and not providing mortgages.”6
While the practice of redlining is now illegal, the effects still continue into today. UNF researcher
Caroline Howard found “the practice of redlining significantly contributed and widened the racial
wealth gap intergenerationally for decades.” Her study shows that neighborhoods in Jacksonville
remain significantly racially and economically segregated.7
Housing discrimination also affects health. Jeremy Hoffman, a scientist from the Science Museum of
Virginia, and his team researched temperature disparities during heatwaves. They found that
communities of color are disproportionately exposed to higher temperatures; Jacksonville was in the
top five cities with temperature disparities. Poor infrastructure, paired with concrete building and
roofs in historically redlined neighborhoods, retains more heat than lush, tree canopy-covered areas.
Given that communities of color, particularly Black residents, are often dealing with pre-existing
conditions and greater health issues, this only exacerbates the problem. “This has impacts on energy
use, human health, and a number of socioeconomic outcomes,” Hoffman said.8
Another crucial health factor that is greatly impacted by housing and the environment is asthma.
According to Brian Seymour, the director of Edward Waters College’s Center for the Prevention of
Health Disparities, Black residents of urban Jacksonville might be disproportionately affected by
asthma as compared to the general population. In Seymour’s research study, he found that 64% of
Black participants have high levels of antibodies in their blood that would indicate an allergic disease,
including allergic asthma. By comparison, about 8.4% of the total U.S. population has asthma. Living
in low-income housing provides greater exposure to indoor allergens like mold, cockroaches, mice
and dust mites, as well as air pollutants and irritants. Jeff Goldhagen, a University of Florida
pediatrician and member of the Wolfson Children’s Hospital Community Asthma Partnership, said
Black children tend to be exposed to higher levels of antigens than their white counterparts. “To a
great degree, asthma is a manifestation of the home environment and the quality of the home
environment. If there are high rates of people living in poor indoor environmental conditions, they
will have higher rates of asthma.”9
6

https://www.firstcoastnews.com/article/news/local/history-of-redlining-in-jacksonville-leaves-long-term-impacts-onwealth/77-e50b9c41-0f93-4d12-a9e5-dd99974bc094
7
Ibid.
8
Ibid.
9
https://www.jacksonville.com/article/20150208/NEWS/801238942
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Access to quality foods, including fresh meats, fruits and vegetables, is also a challenge in low-income
communities. The federal government defines a food desert as a “geographic area lacking access to
fresh fruit, vegetables and other healthful whole foods, usually found in impoverished areas, largely
due to a lack of grocery stores, farmers’ markets and healthy food providers.” According to Celeste
Chavis, associate professor in the Department of Transportation & Urban Infrastructure Studies at
Morgan State University, 40 of the city of Jacksonville’s 173 census tracts have been designated as
food deserts. “That doesn’t mean there are no grocery stores [in those areas], but a significant
number of people are far enough away from them,” Chavis said. Fifteen of those 40 tracts are in
Northwest Jacksonville, making 37 percent of that area – a majority Black residential area – a food
desert.10 As the public health director for Mecklenberg County noted when addressing their food
desert crisis, “Whether it’s poverty, issues with chronic diseases, with HIV, with housing, if you look at
the maps where these issues are highest in our community, they all look the same.”
Those maps are of communities with the lowest income levels and the highest number of people of
color, particularly Black people. Housing and home ownership have implications for health, access to
quality care and food, and generational wealth-building. Equity in housing is a pivotal key to bringing
about true racial equity and justice.

Home Ownership Rates
Overall, home ownership rates in Duval County have declined since 2000, in part due to the recession,
which forced many households into foreclosure and/or rentership.
Duval County Home Ownership Rates
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https://www.jacksonville.com/news/20181218/seeking-grocers-for-northwest-jacksonville-food-desert-numbers-game
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However, home ownership rates for White and Asian residents have increased while the rates for
Black and Hispanic/Latinx residents have dropped. In 2018, only two out of five Black households
were owner-occupied.

Home Ownership Numbers
The number of housing units owned and occupied by White residents declined slightly, while the
number owned and occupied by Black, Asian and Hispanic/Latinx residents increased from 2000-2018.
This also reflects the fact that minority groups are growing as a proportion of the overall population.

Number of Owner-Occupied Housing Units, Duval County
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Mortgage Lending
Mortgage lending discrepancies are also significant. Mortgage lending amounts to Black borrowers is
historically lower than lending amounts to White and Asian borrowers. According to a 2018 study
done by Reveal, an organization at the California-based Center for Investigative Reporting, Black and
Hispanic/Latinx people in Jacksonville are about twice as likely to be denied traditional home
mortgages as White borrowers in similar conditions. Despite comprising more than 30% of the
population of Jacksonville’s MSA, Black and Hispanic/Latinx residents filed just 12.5% of all loan
applications.
Duval County Median Home Loans by Race/Ethnicity
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Percent of All Duval County Mortgage Loans Made by Race/Ethnicity
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Source: Federal Financial Institutions Examination Council (FFIEC), PolicyMap

Number of Mortgage Loans Made to Duval County Borrowers by Race/Ethnicity
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A large portion of loan applications from Black residents were concentrated in just a few
neighborhoods. Ten percent of all of the Black mortgage applications came from just two of the more
than 250 census tracts in the Jacksonville MSA. The largest cluster came from the Westside, an area
between Normandy Boulevard and 103rd Street, centered near Herlong Airport where Black residents
were actually approved for mortgages more regularly than White residents. Despite the large number
of Black borrowers within those two tracts, the population is mostly White, with Black residents
representing 34% of the neighborhood. The tables were reversed on the Northside between New
Kings and Lem Turner roads around Interstate 295. The neighborhood is comprised of two-thirds
Black residents and 28% White residents, and Black residents applied for a very sizable 105 mortgages
over two years. However, they were denied almost 26% of the time while White residents were
rejected about 10% of the time. An interesting commonality between the census tract groups was
that large numbers of both Black and White residents were never approved or rejected but ended up
dropping out or being frozen by the lender, meaning the borrower never advanced to the approval or
denial step in the application process.11

11

https://www.jacksonville.com/news/20180215/black-hispanic-borrowers-face-hard-road-to-home-mortgages-injacksonville
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Percent of Duval County Home Loan Applications Denied
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However, there are some promising trends. A Black middle class appears to be developing off
Interstate 95 around Jacksonville International Airport. The neighborhood is 66% White and 28%
Black, which has slightly more White people than the city’s average; yet, unlike other parts of the city,
Black families appear to be doing better. Black residents received 36% of all mortgages given, and
83% of their applications were approved. In contrast, in neighborhoods that had at least 15
applications by Black borrowers, Dinsmore had the lowest rate of approving loans to Black families in
Jacksonville. The Dinsmore neighborhood, which is just north of Raines High School in the northwest
section of Jacksonville, provided loans to just three out of the 16 Black applicants. The neighborhood
has a lower median income and a higher poverty rate than the city as a whole.12
Location is another critical factor in why banks are receiving and approving such a small number of
minority applications. Jacksonville Area Legal Aid Fair Housing Director Allison Albert stated, “If you
are living in a community and you would like to purchase a house in your community, you’re going to
go to your local bank and try and apply for a loan. In a lot of these majority-minority communities,
banks are not putting locations there.” James Kowalski, executive director of Jacksonville Area Legal
Aid, had his office file a complaint with the federal government about Chase Bank for only opening
branches in predominantly White neighborhoods. Legal Aid argued that this only hurt non-White
borrowers by limiting their access to loans, but the government was not persuaded. Chase gave just
12

Ibid.
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2% of its loans to Black borrowers, and only 3% of its loan applications came from Black applicants.
By contrast, Bank of America was near the top in equitable lending in Jacksonville. Among lenders
who gave at least 40 loans in 2015 and 2016, the bank had the second largest share of loans made to
Black borrowers at about 15%. The only lender that had a higher percentage of loans to Black
borrowers was the in-house mortgage company for homebuilder D.R. Horton.13

Subsidized Housing
The map below shows the location of all subsidized housing – public housing and housing supported
by vouchers – in Duval County in 2018. The darker the color, the higher concentration of subsidized
housing in that Census Tract.

According to a 2017 report by the National Low Income Housing Coalition, there is a deficit of more
than 36,000 affordable housing units in Jacksonville, meaning that there are more people who need
affordable housing than units that exist. A study from the Center on Budget and Policy Priorities and
the Poverty & Race Research Action Council shows Jacksonville is one of the worst offenders when it
comes to landlords providing enough rental units for low-income people.14 According to the 2020 US

13
14

Ibid.
https://news.wjct.org/post/experts-jacksonville-has-affordable-housing-shortage
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Census data, Jacksonville has a median gross rent of $1,065, which is comparable to the average for
the United States.15 However, the Florida Housing Data Clearinghouse found that half of the renters
in Jacksonville pay more than 30% of their income for housing. This means that it is getting more
difficult for working families who earn $25,000 to $50,000 per year to find an affordable place to live.
Section 8 assistance, the federal government’s rental assistance program, is not easy to get. Many
landlords are also reluctant to accept Section 8 tenants or deal with the voucher program.
Maintaining and securing affordable housing has also been exacerbated by the pandemic. As Emily
Knight-Smith with the Sulzbacher Center stated, “Before the pandemic, there was already a housing
crisis. There wasn’t enough housing, there’s not enough affordable housing to go around.” In
November 2020, Florida’s unemployment rate was 6.4% and 5.8% in Duval County. Florida also had
the second-highest risk of evictions at 15.6%. Additional funding for housing assistance was provided
through the CARES Act,16 and as of April 2021, just over 3,321 Jacksonville residents had applied for
rental assistance and 542 had applied for mortgage relief. The Emergency Rental Assistance Program
provided nearly $29 million of federal funds to assist Duval County residents who were unable to pay
their rent or utilities due to a loss of income related to COVID-19.17

15

https://www.towncharts.com/Florida/Housing/Jacksonville-city-FL-Housing-data.html
https://www.news4jax.com/news/local/2020/12/24/hud-awards-740k-to-help-100-jacksonville-residents-with-housing/
17
https://www.actionnewsjax.com/news/local/duval-county/jacksonville-mayor-announces-program-help-thoseimpacted-by-covid-19-pay-rent-utilities/MTRNDYWPVZGL3KTCD6JOAXUN5Y/
16
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About 904WARD
904WARD began in 2015 with a small group of
friends who came together to talk openly,
challenge each other, support each other, and
take action together to build a more inclusive
Jacksonville. We are mostly a volunteer group
made up of people from Jacksonville’s private,
public, and nonprofit sectors committed to creating
a community of inclusion for all of Jacksonville’s
residents. 904WARD creates racial healing and
equity through deep conversations and learning,
trusting relationships, and collective action. Our
vision is an end to racism in Jacksonville so all
people thrive. To learn more and sign up to get
involved, visit 904WARD.org.
About The Community Foundation for
Northeast Florida
The Community Foundation for Northeast Florida,
Florida’s oldest and largest community foundation,
works to stimulate philanthropy to build a better
community. The Foundation helps donors invest
their philanthropic gifts wisely, helps nonprofits
serve the region effectively, and helps people
come together to make the community a better
place. Now in its 57th year, the Foundation has
assets of more than $540 million and has made
nearly $600 million in grants since 1964. For more
information: www.jaxcf.org.

About Mary Kress Littlepage
Mary Kress Littlepage is a journalist, researcher
and communications expert who has lived in
Jacksonville since 1977. For the last two decades,
her company, KBT & Associates, has worked with
the community’s leading philanthropic
organizations to enhance understanding of critical
community issues.

Conclusions
Redlining, although nearly a century
old, still carries weight in terms of the
outcomes experienced by communities
of color. The impacts of redlining have
left families exposed to environmental
toxins that compromise their physical
well-being and contribute to
generational wealth gaps.
Our city has taken steps to remedy some of the horrid
condition that have impacted some public housing
units—such as shutting down and relocating residents
in rodent or mold-infested living quarters and making
plans to phase out septic tanks in the urban core. Then
there are community-lead, cross-sector efforts such as
Lift Jax. Lift Jax is working alongside the Historic
Eastside Community Development Center to end
generational poverty and one of the ways they have set
about accomplishing this mission is to create a purposebuilt community to include mixed income housing,
cradle to career education support, community
wellness and long-term financial vitality support to the
Out East community. We can also point to the efforts of
LISC Jacksonville that work to bring investments into
our vulnerable neighborhoods to create healthy and
sustainable communities with affordable homes and
commercial spaces.
As those efforts grow, there will inevitably be policy
implications for the future that will push our city to
unearth remnants of antiquated policies such as
redlining. Additionally, as a community, we can pay
close attention to these efforts and trend to learn about
the positive impacts they have on the residents in those
areas so that they can be scaled up and replicated in
other communities across our city.
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