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Executive Summary 
 
This report was prepared at the request of the Minneapolis Urban League.  Its purpose is to: 1) 
establish a factual basis for racial disparities in loan denial rates, homeownership rates, and 
foreclosure rates; 2) establish the scope and magnitude of the racial and geographic disparities in 
each of these of these areas of the homebuying industry; 3) determine the effect of race and 
geographic location on loan denial rates, homeownership rates, and foreclosure rates, and 4) provide 
recommendations to the Minneapolis Urban League regarding homeownership based on our 
findings.    
 
To carry out our research, we examined data from the Home Mortgage Disclosure Act (HMDA), 
the American Community Survey (ACS), various offices within the City of Minneapolis and 
Hennepin County, and numerous Minnesota housing organizations.  We also conducted in-depth 
interviews and administered surveys to individuals representing multiple stakeholders within the 
Minneapolis homebuying industry.  The data was then compiled and analyzed to reveal the following 
key findings:   
 

 Racial disparities are evident in the home mortgage industry, homeownership rates, 
and rates of foreclosures.  Secondary data analysis of HMDA and ACS information 
demonstrates significant differences in loan approvals and levels of homeownership between 
Blacks and Whites.  Because there is no systematic collection of foreclosure data by race, it 
was more difficult to isolate disparities in this particular area; however, we did measure rates 
of foreclosures in neighborhoods that are primarily populated by residents of color.  This 
analysis revealed a concentration of foreclosures in these areas, indicating communities of 
color are being foreclosed on at rates disproportionate to those of their White counterparts.   
 

 In comparison to loan denial rates and homeownership rates, foreclosure rates 
exhibit the greatest scope and magnitude of impact.  An examination of foreclosure 
rates reveals that North Minneapolis represents a disproportionate share of foreclosures in 
Minneapolis.  Because North Minneapolis is comprised of neighborhoods that are primarily 
of color, there is a disproportionate and growing impact on minority communities.  Due to 
the racial and geographic disparities in foreclosures and their negative impact on both 
lending and homeownership, we believe this area represents the most pressing problem in 
the homebuying industry.   

 

 Race is a more influential factor than geographic location.  When analyzing disparities 
in lending and homeownership, both race and place are key factors.  However, racial 
disparities are widening across all geographic areas, and communities of color are 
experiencing disproportionate rates of foreclosure in comparison to Whites.  As a result, we 
conclude that race plays a larger role and has a greater influence on housing outcomes than 
geography.    
 

Clearly, the issue of racial disparities in homeownership, lending, and foreclosures presents a 
complex problem with multiple layers and dimensions.  Therefore, we believe the elimination of 
disparities will require a correspondingly multi-faceted approach.  While the construction of such a 
comprehensive plan is beyond the scope of this report, we present the following recommendations 
as initial steps in addressing the problem of racial disparities in homeownership:  
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 The effect of race should be considered a significant factor in disparities in the 
homebuying industry.  Financial institutions, local governments, and decision makers 
should be held accountable for enforcing anti-discrimination policies in lending and 
foreclosure practices. 

 

 The area of foreclosures should be considered a significant factor in disparities in 
homeownership and home mortgage outcomes.  Foreclosure response efforts should 
focus on providing homeowners with the tools necessary for them to keep their homes and 
also target resources to communities that are most affected by foreclosures.  While the 
number of foreclosures has increased throughout the state, North Minneapolis reflects 
extremely concentrated levels of foreclosures in comparison to the rest of the city.  
Consequently, strategies should be developed that best serve the needs of this community.   

 
Note, we are not proposing that the Minneapolis Urban League (MUL) alone is responsible for 
carrying out each of the above recommendations, as they require the time and resources beyond the 
scope of any one organization.  Instead, we have outlined the following practical suggestions as to 
how MUL may best serve the needs of the community and begin addressing racial disparities in 
homeownership in the Minneapolis area:  
 

 Act as a convener – MUL should convene actors across all sectors of the housing industry 
in order to effectively meet the diverse needs of the community.   

 Be a policy advocate – MUL should leverage its organizational capacity to advocate on 
behalf of the African American community to increase rates of homeownership. 

 Build partnerships and strengthen perceptions among stakeholders – MUL should 
increase its presence throughout the Minneapolis homebuying industry in order to build 
strategic partnerships and capitalize on existing strengths in the community.    

 Increase outreach efforts – MUL should launch outreach and recruitment efforts to ensure 
the needs of the community are correctly identified and addressed.  

 Adhere to its mission and conduct targeted efforts – MUL‟s programming and resources 
should be developed and implemented in ways that best support its organizational mission.  

   
Across the United States, people of color continue to experience disparate outcomes in lending, 
homeownership, and rates of foreclosures, and this report shows these trends to be true for the 
Twin Cities area, as well.  Across all geographic locations in this study, racial disparities are evident, 
and the recommendations outlined above are only initial steps in a much larger, more complex 
approach to closing the gap between Blacks and Whites.  As a major factor that affects numerous 
outcomes, including education, employment, and wealth accumulation, homeownership is especially 
significant for people of color, and the entire Twin Cities region must work together to create equal 
opportunities for all its residents. 
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Introduction 
 

 Homeownership is a key component of wealth accumulation and lies at the center of one‟s 
average net worth.  However, one cannot simply purchase a home without initial wealth capacity.  
The process of homeownership is complicated and usually requires that a buyer: possess financial 
literacy, build credit, save for a down payment, qualify for a mortgage, and have ongoing means to 
pay a mortgage and avoid foreclosure.  For communities of color, the intersection of wealth 
accumulation and homeownership is particularly important and has a significant impact on social 
and economic outcomes such as civic and political engagement and educational attainment (Mgeni 
and Myers 1999).  
 Since 2005, the gap between white and minority homeowners has been widening.  In 2009, 
Minnesota had a white to minority homeownership gap of 34.1 percentage points.  Minnesota 
boasts the 5th highest homeownership rate for Whites (non-Hispanic) at 77.4%; however, at 43.3%, 
the state ranks 40th for homeownership among minority and immigrant populations (Grover 2010).  
Nationally, figures from the U.S. Census Bureau indicate that between 1996 and 2007 the overall 
homeownership rate remained relatively consistent, achieving a total increase of just less than 3 
percentage points during that period to end at 68.1% of the total population.  However, the White 
(non-Hispanic) rate reached over 75%, an increase of just under four percentage points, while 
minority rates of homeownership lagged consistently behind.  According to the U.S. Census Bureau, 
African Americans had the lowest homeownership rates of any racial or ethnic group, measured at 
47.2% in 2007. 
 Racial disparities are evident at every step in the homeownership process and the problem 
cannot be ignored.  One purpose of this research report is to establish a factual basis for racial 
disparities in loan denial rates, homeownership, and foreclosure rates among communities of color 
in the Twin Cities area.  Another purpose of the study is to examine the relationship of racial 
disparities between the areas of: lending, homeownership, and foreclosure rates in the Twin Cities 
area.  Our research re-enforces the interconnectedness of these areas of homeownership and their 
inherent ties to the broader issue of wealth accumulation.  We also compare the magnitude and 
scope of the racial inequalities in each area of the homebuying industry (lending, homeownership, 
foreclosures).  While it is impossible to think of one of the three areas as a silo issue, it is equally 
important to target our limited resources to the area that presents itself with the greatest need. 
 Lastly, a critical portion of our report will be focused on the effects that race and place (and 
to some extend income) play on the areas of homeownership and wealth accumulation.  Our 
analysis will examine the relationship and differences between racial disparities (“the race effect”) 
and geographic disparities (“the place effect”).  While our research looks at all racial/ethnic groups 
as well as neighborhoods, cities, and counties in Minnesota, we have a focus on comparing Blacks 
versus Whites and North Minneapolis to the rest of the city and surrounding areas.  While existing 
research looks at the connectedness of the place and income effects versus the race effect, our 
report is one of the first to look at the important role race pays in homeownership in Minneapolis. 
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The Problem 

 
 Our research builds on existing literature of racial disparities in loan denial rates, 
homeownership rates, and foreclosure rates but is specific to the Twin Cities area.  What we do not 
know is how the areas of homeownership (credit, homeownership, foreclosure rates) interact.  Our 
analysis will compare the scope and magnitude of each of the homeownership areas and decide if 
one is more important than the others.  Our report also adds a different approach to looking at 
debate over the race effect versus the place effect in homeownership disparities.  The majority of 
other reports argue that the place effect is equally important (if not more significant) than the race 
effect.  Our research takes a nuanced approach by focusing on race as a significant factor in 
relationship to place and income effects.  
  

What We Know About the Problem 
 
There is an extensive body of research on racial disparities in homeownership, and there exists any 
number of approaches to analyzing and investigating the problem.  For the purposes of this report, 
three main areas are highlighted which we believe are critical to providing context and depth to the 
larger problem of racial disparities in the homeownership.       
 

Race vs. Place 
 Throughout the homebuying industry, there is ongoing debate about racial disparities, their 
causes, and their long-term direction.  While acknowledging some role for economic forces, the 
debate is between those who place the emphasis for continued racial disparities and geographic 
segregation on discrimination and White prejudice and those who place greater emphasis on 
socioeconomic status and residential location.  In essence, this debate seeks to answer if disparities 
are more a product of racial discrimination or the consequence of geographic location.   
 Large racial differences in homeownership have been a source of considerable concern 
among policy makers because homeownership choice is closely tied to wealth accumulation, labor 
market outcomes, and educational attainment.  Racial differences in homeownership may be heavily 
affected by discrimination, which has produced an extensive body of literature examining the 
treatment of minorities by real estate brokers and mortgage lenders.  At the same time, 
homeownership is also associated with wealth and income.  On average, African Americans have 
lower incomes and less wealth than their White counterparts, which may also contribute to racial 
disparities in homeownership (Deng et al. 2003). 
 Therefore, the question is whether racial differences in residential location, reflected by the 
high and persistent levels of segregation in U.S. metropolitan areas, also contribute to the large racial 
differences in U.S. homeownership rates.  One hypothesis is that racial differences in residential 
location may limit the homeownership opportunities of African Americans to locations with higher 
equity risk, concentrated poverty, and an associated low value of homeownership (Deng et al. 2003).  
Researchers contend that homeownership occurs within the confines of a dual housing market that 
channels home purchases by Blacks into largely minority neighborhoods, which supports the idea 
that racial segregation and housing market discrimination may aggravate racial differences in rates of 
homeownership (Clark 2007).  Similarly, research in the 1970‟s tended to emphasize discriminatory 
practices as the fundamental issue, and recent studies also suggest that class and socioeconomic 
status do not play a large role in racial disparities and residential segregation (Clark 2007).  While 
some studies acknowledge that income plays a role in the level of segregation, they conclude that for 
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both Blacks and Whites, location is determined substantially by race.  As a result, researchers argue 
that even dramatic improvements in social capital will not equalize Black and White mobility 
patterns and close racial disparities in homeownership (Clark 2007). 
 On the other hand, equity risk, higher poverty rates, and other negative neighborhood 
attributes are expected to lower the price of owner-occupied housing (Deng et al. 2003).  The 
incidence of homeownership among African American households may actually increase in poor 
neighborhoods with low prices since many Black households face substantial income and down 
payment constraints in purchasing housing (Deng et al. 2003).  In addition, there is an emerging 
body of literature that suggests increasingly egalitarian attitudes and the growth of a Black middle 
class will continue to change patterns of homeownership (Clark 2007).  Studies of large multi-ethnic 
metropolitan areas conclude that levels of separation decline with increases in educational level and 
income, suggesting discrimination plays a much smaller role than it once did, and socioeconomic 
status is now a central factor in the disparity between Blacks and Whites and minorities and Whites 
(Clark 2007).   
 

Discrimination in Credit and Lending 
 The ability to purchase a home almost always starts with being able to obtain a mortgage.  
Institutions that grant mortgage loans include commercial banks, mutual savings banks, savings and 
loan associations, and large mortgage banking companies.  While borrowers must meet certain 
standards in terms of credit-worthiness and ability to repay the loan, there is a certain level of 
discretion exercised by loan underwriters when considering applications.  Existing U.S. laws such as 
the Fair Housing Act of 1968 and the Equal Credit Opportunity Act of 1974 (ECOA) make 
discrimination in lending against historically disadvantaged groups illegal but does not completely 
eliminate it (Ladd 1998). 
 Legislation has also been enacted to both protect unrepresented communities from lending 
discrimination and to proactively encourage lenders to broaden the reach of their lending within the 
communities they are located.  The Community Reinvestment Act of 1977 charged lenders with 
meeting the credit needs of the entire communities in which they operated and served. In 1975, 
passage of the Home Mortgage Disclosure Act (HMDA) required lenders to “report information on 
their mortgage lending by Census tract” (Ladd 1998).  HMDA was further revised requiring lenders 
to report the disposition of individual applications.  These revisions were studied extensively by the 
Federal Reserve Bank of Boston, which revealed startling data about discriminatory treatment by 
lenders against minorities. 
 “The desire to make money, combined with other factors such as prejudicial attitudes on the 
part of bank customers...could still lead lenders to discriminate against minorities” (Ladd 1998).  
Lending institutions have a profit-motive to discriminate if there is an expectation that people of 
color have higher average default rates.  There is also a question as to whether secondary market 
institutions are applying their set guidelines in a discriminatory manner. 
 Evidence of disparate treatment in credit and lending is demonstrated by differences in loan 
denial rates, differences in loan default rates, and evidence on the possibility of geographic redlining.  
In Minnesota in 2009, 89.1% of loans originated were made to Whites (non-Hispanic) while only 
10.9% went to people of color.  In the same year, the rate of denial for non-White applicants was 
14% and 5% for Whites (Grover 2010).  A recent study looking at HMDA data on mortgage 
originations over the last several years found that, following the housing market collapse, the level of 
mortgage lending to African Americans and Hispanics has dropped sharply.  In 2009, the total dollar 
amount of mortgages extended to those borrowers dropped 62% from the level it was at in 2004.  
While it is the case that the mortgage market has tightened for all borrowers, that study 
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demonstrates there has been a disparate impact on minority borrowers as White (non-Hispanic) 
borrowers received only 17% fewer mortgage dollars over the same period of time (Jourdain-Earl 
2011).   
 Studies in Minnesota have also shown that people of color do, in fact, experience disparate 
treatment by financial institutions (Mgeni and Myers 1999).  Financial institutions have tremendous 
influence on ownership and credit.  Ultimately, it is lenders who decide which applicants are and are 
not eligible for credit and who can and cannot purchase a home.  Financial institutions have no 
standard practices or programs for addressing the needs of potential homeowners of color.  While 
financial institutions are aware of the large racial gap in housing and credit, there are no best 
practices and limited visible action steps for closing this gap. 

 
Foreclosure Crisis 
 In many communities, including the Twin Cities, the number of foreclosures began 
increasing significantly in the mid 2000‟s.  As measured by the number of sheriff's sales of properties 
occurring, 2005 marked the beginning of a dramatic spike in foreclosures in the Metro area that has 
not yet abated.  In Hennepin County, for instance, the number of foreclosures in 2002 was 846.  In 
2005 that number had increased to 1,680, then 3,039 in 2006, 5,668 in 2007, 7,348 in 2008, and 
5,649 in 2009 (Hennepin County 2011).  Similar increases were also seen throughout the seven-
county Metro area between 2005 and 2006 when the percent change in foreclosure sales in each 
county ranged from a low of 47% in Carver County to a high of 125% in Ramsey County (Ryan and 
Manderschied 2007). 
 The initial wave of foreclosures was largely attributed to risky financing decisions by both 
lenders and borrowers (Mador 2007, Ryan and Manderschied 2007).  Subprime lending, which 
incorporates loans made to higher risk borrowers and low or no documentation loans, was identified 
as a prime culprit.  It has been demonstrated in multiple analyses that minority borrowers were 
disproportionately likely to have received subprime loans through its peak in the early to mid 2000s, 
even in instances where they could have qualified for prime rate mortgages (Institute on Race and 
Poverty 2009, Jourdain-Earl 2011, Schwemm and Taren 2010).  Many subprime loans included 
terms such as higher or adjustable rates, low or no down payment, interest only payment options, 
and prepayment penalties that made them less viable for supporting long-term sustainable 
ownership.  Higher rates of loan fraud evidenced in falsified supporting documents and fraudulent 
appraisals, the prevalence of frequently refinancing properties, and slowing rates of appreciation in 
the market also contributed to the murky financial picture for many borrowers.  As these financial 
miscues converged, the initial surge in foreclosures occurred. 
 The repercussions of foreclosures are broadly felt.  As noted in a 2007 presentation by the 
Director of Housing for the City of Minneapolis, there are three layers of victims in the foreclosure 
process when a property becomes vacant: the homeowners, the neighborhood, and the broader 
community (Ryan and Manderschied 2007).  In addition to the instability created for the household 
directly impacted by foreclosure, neighborhood instability is created because people are not able to 
remain residents of the community.  The presence of vacant properties in a neighborhood or 
municipality also creates a negative impact in the form of potentially dangerous conditions for crime 
and other illegal activity.  As homes become vacant, they are more likely to suffer vandalism and 
theft, further reducing their value in an already depressed marketplace and incurring the use of 
municipal resources to address crime and maintenance issues.  
 The impact of foreclosures on non-owner occupied property has also had a significant 
impact on tenants.  Community organizers working in North Minneapolis who are attempting to 
make contact with owners of properties at risk of foreclosure report talking with tenants who have 
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been forced to make a series of moves as a result of foreclosures.  In many of these instances, a 
tenant unknowingly puts down a security deposit and pays monthly rent on a property that has 
already been through the sheriff‟s sale and must move unexpectedly at the conclusion of the six-
month redemption period.  Often, they do not get their deposit back and are deprived the benefit of 
an opportunity to gather the funds needed to make another move. 
 There are also apparent issues of disproportionality and disparity surrounding the broader 
issue of foreclosures.  As noted earlier, both nationally and locally, the rate at which African 
Americans receive sub-prime loans is significantly greater than for Whites, even when controlling for 
credit and income.  There was an initial concentration of foreclosures within certain neighborhoods, 
including several areas in North Minneapolis, where there are a greater percentage of low-income 
residents and people of color.  Currently, the rate of properties that are worth less than the balance 
of the mortgage on them is also disproportionately concentrated in many of these same 
communities.  Minnesota also has a significant racial gap in homeownership (even greater than the 
national average) which has been exacerbated by the foreclosure epidemic.  Further, because much 
of the average family‟s wealth is invested in their home, this issue is also contributing to existing 
racial disparities in the levels of personal wealth within households. 
 The numbers evidence that the epidemic is far from over, and foreclosures are continuing to 
occur at a significantly high rate for a variety of reasons beyond sub-prime lending.  The actual 
number of mortgages entering default status remains consistently high, and foreclosures in 
Minnesota increased during 2010 over the previous year.  According to a report prepared by 
HousingLink and released in February 2011, 2010 foreclosures increased 11% over 2009 and 
mirrored the highs seen in 2008.  In addition, the number of mortgages that exceed the value of the 
property they are secured by is also increasing.  What has occurred in many areas is a cascading spiral 
of decreasing values, making it much more difficult for remaining owners to preserve their values 
and hold onto their homes in the face of market instability.  Difficult economic conditions, including 
high unemployment and underemployment, have made it difficult for people to maintain their 
mortgages and have left homeowners few options for selling in a depressed market. 
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Methodology 
 
Both quantitative and qualitative data was collected for this report.  Data collection tools include 
secondary data analysis, in-depth interviews, and the administration of surveys to interviewees.  The 
remainder of this section outlines the methodology and use of each tool in our research.    
 

Geographic Definition of North Minneapolis 
 
For both our quantitative and qualitative research, we included specific consideration of North 
Minneapolis as a community.  This community contains the highest proportion of residents of color 
in the city, including the greatest concentration of African-American and Asian residents (Schneider 
et al. 2011).  It also houses the administrative headquarters of the Minneapolis Urban League. 
 
The area that is commonly known as North Minneapolis is actually comprised of a number of 
individual neighborhoods, some with very different identities and characteristics.  While there is no 
uniform or official definition of “North Minneapolis,” there are multiple classifications that all 
center on roughly the same area.  For our purposes, we are defining North Minneapolis with the 
boundaries utilized by the City of Minneapolis planning department.  This area1 comprises the 
northwest quadrant of the city and is roughly bounded by the City border with Brooklyn Center on 
the north side (mostly along 53rd Ave. N.); the Mississippi River on the east side; the City border 
with Robbinsdale, Brooklyn Center, and Golden Valley on the west (mostly along Xerxes Ave. N.), 
and the path of Bassett Creek along the southern border.  It is sometimes helpful to divide the Near 
North portion of the community from the more northern areas for purposes of analysis due to 
general demographic differences that have historically existed within the two general halves.  Lowry 
Avenue generally serves as a boundary line between the northern and southern halves of the North 
Side.  The Multiple Listing Service (MLS) system, which is used by real estate agents for listing 
properties for sale, divides the North Side in this manner into two districts: 301 (Camden) and 305 
(North). 
  
Within the bounds of North Minneapolis are 13 individual neighborhoods which are officially 
recognized by the city.  These include Cleveland, Folwell, Harrison, Hawthorne, Jordan, Lind-
Bohanon, McKinley, Near North, Shingle Creek, Victory, Webber-Camden, Willard Hay, and 
Sumner-Glenwood (what is primarily now the Heritage Park development).  To the extent possible, 
census tracts are aligned with these neighborhood boundaries in order to more easily analyze census 
data by neighborhood.  
 
There were minor changes made to some boundaries for the 2010 census tracts in order to more 
closely align with neighborhood borders.  The tracts falling within the Camden area in the northern 
portion of the North Side include: 101, 102, 300, 100200, 100400, 100700, 100800, and 100900.  The 
Near North area comprising the half of North Minneapolis south of Lowry Avenue includes the 
following tracts: 2200, 2700, 3200, 3300, 101300, 101400, 101500, 101600, 102000, 102100, 
102300,102800, 102900, 103400, and 104100. 
  
Most commonly, we have used either the census tracts defined above or the individual 
neighborhood boundaries in determining the exact areas in our analyses.  The methodology for each 

                                                      
1 See Appendix III for a census tract map of the City of Minneapolis 
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section indicates where any different definitions are utilized.  When we make a distinction in our 
research and findings between the two portions of North Minneapolis, we refer to them as the 
“Near North” and “Camden” areas (distinguished from the neighborhoods with those names 
comprising a smaller area). 

 

Quantitative Methods 
 
Loan Denial Rates2: 
Home Mortgage Disclosure Act (HMDA) data was used to assess home mortgage lending activity in 
the following geographic areas from 2006-2009: 1) Metro Area; 2) Hennepin County; 3) North 
Minneapolis; and 4) City of Minneapolis.  Using the four year period from 2006-2009 provides a 
data set large enough to cross-tabulate lending characteristics at the census tract level with reliable 
results.  HMDA was the best source of information because it requires a large majority of lending 
institutions to report their loan application transactions, which are then collected and recorded in an 
electronic database by the U.S. Federal Financial Institutions Examination Council (FFIEC).  
HMDA records show mortgage applications that include the race and income of the applicants, the 
purpose of the loan, the property location, the outcome, and the name of the mortgage lender.  
Other HMDA information include whether the mortgage was a first or second lien mortgage, if the 
loan request was for an owner or rental unit, whether the mortgaged property was a 1-4 unit, 
manufactured or multifamily property, and if the loan was a conventional or government-backed 
loan.   
 
The following geographic areas were defined using census tracts from the 2000 U.S. Census3:   

 “Metro Area” = Metropolitan Statistical Area (MSA)4 Minneapolis-St. Paul-Bloomington, 
MN-WI, which is comprised of the following counties: Anoka, Carver, Chisago, Dakota, 
Hennepin, Isanti, Ramsey, Scott, Sherburne, Washington, Wright, Pierce (WI), St. Croix 
(WI) 

 “Hennepin County” = Federal Information Processing Standards (FIPS) code 0535   

 “North Minneapolis” = census tracts identified in the geographic definition of North 
Minneapolis   

 “City of Minneapolis” = census tract definition established by the City of Minneapolis 
Planning Department Research and Strategic Planning Division 

 
The following formulas were used to calculate loan denial rates, racial disparities, and geographic 
disparities (LDR = Loan Denial Rate): 

 LDR = (Total # Loan Denials/Total # Loan Applications) x 100   

 Racial Disparity = LDR Black (%)/LDR White (%) 
Racial disparity exists when (LDRb/LDRw) > 1  

 Geographic Disparity = LDR North Minneapolis (%)/LDR City of Minneapolis (%) 
Geographic disparity exists when (LDRn/LDRm) > 1 

 
 

                                                      
2 See Appendix I for loan denial data and calculations of racial and geographic disparities 
3 See Appendix III for a census tract map of the City of Minneapolis   
4 Defined by Office of Management and Budget (2008) 
5 FIPS codes are a standardized set of numeric or alphabetic codes issued by the National Institute of Standards and 
Technology to ensure uniform identification of geographic entities through all federal government agencies.   
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Homeownership Rates6: 
American Community Survey (ACS) data was used to assess homeownership data in the following 
geographic areas from 2005-2009: 1) Metropolitan Statistical Area (MSA), all; 2) MSA, principal 
cities; 3) MSA, outside principal cities; 4) Hennepin County; 5) City of Minneapolis; and 6) 
Hennepin County, outside City of Minneapolis.  The ACS is an ongoing survey that provides 
communities with the necessary information to plan investments and services.  The survey generates 
data that helps determine how a significant portion of federal and state funds are distributed each 
year.  In addition to homeownership, the ACS also inquires about: age, sex, race, family and 
relationships, income and benefits, health insurance, education, veteran status, and disabilities.  The 
American Community Survey was used in this study because 5-year estimates are generally 
comparable with data from the 2000 Census and provides more recent figures regarding 
homeownership in Minnesota.   
 
The following geographic areas were defined by the ACS using guidelines set forth in November 
2008 by the Office of Management and Budget:   

 Metropolitan Statistical Area (MSA) = Minneapolis-St. Paul-Bloomington, MN-WI   

 “MSA, all” = Anoka, Carver, Chisago, Dakota, Hennepin, Isanti, Ramsey, Scott, Sherburne, 
Washington, Wright, Pierce (WI), St. Croix (WI) 

 “MSA, principal cities” = Minneapolis, St. Paul, Bloomington, Plymouth, Eagan, Eden 
Prairie, Minnetonka 

 “MSA, outside principal cities” = all cities within MSA boundaries excluding the principal 
cities 

 
The following geographic areas used definitions previously identified in this report: 

 “Hennepin County” = Federal Information Processing Standards (FIPS) code 053 

 “City of Minneapolis” = census tract definition established by the City of Minneapolis 
Planning Department Research and Strategic Planning Division 

 “Hennepin County, outside City of Minneapolis” = all cities within the boundaries of 
Hennepin County excluding the City of Minneapolis 

 
The following formulas were used to calculate racial disparities and geographic disparities (HR = 
Homeownership Rate): 

 Racial Disparity = HR White (%)/HR Black (%) 
Racial disparity exists when (HRw/HRb) > 1   

 Geographic Disparity = HR Hennepin County, outside City of Minneapolis (%)/ 
HR City of Minneapolis (%) 

Geographic disparity exists when (HRh/HRm) > 1 
 
Homeownership rates were also examined by income.  For the purpose of this study, we defined 
low-income as <$50,000 per household. 
 
Foreclosure Rates: 
To obtain data on foreclosures, both original and secondary sources were utilized.  The main source 
of data for foreclosures within the City of Minneapolis came from data compiled by the Department 

                                                      
6 See Appendix II for homeownership data and calculations of racial and geographic disparities 
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of Community Planning and Economic Development Research Division from the Hennepin 
County Sheriff.  Hennepin County counts all foreclosure sheriff's sale categories, and does not take 
into account foreclosures recorded after the data was compiled, nor any properties later redeemed 
by the owner during the six month redemption period.  From this source, we were able to obtain 
individual listings of each property that had entered foreclosure in the city, at the point of the 
sheriff‟s sale.  We were then able to ascertain which properties were within the geographic area we 
defined as North Minneapolis. 
 
To obtain data on the county level, we utilized annual reports commissioned by the Minnesota 
Home Ownership Center, the Greater Minnesota Housing Fund, Minnesota Housing, and the 
Family Housing Fund for completion by HousingLink, a 501(c)3 organization that serves as an 
affordable housing information “clearinghouse.”  The parameters used in these reports are 
consistent with how foreclosure counts are calculated in the city level data that was used. 
 
Foreclosure rates on both the city and county level are calculated by dividing the number of 
foreclosures by the number of residential property units in a given area.  The HousingLink report 
includes these calculations on the county level.  For calculating these rates utilizing the city data, we 
obtained residential property count information from the Minneapolis City Assessor‟s Office for 
both the entire city and the north sector of the city that aligns with our defined boundaries of North 
Minneapolis. 
 

Qualitative Methods 
 
To complement our quantitative analysis, we also conducted 12 in-depth interviews with various 
professional stakeholders in the Minneapolis homebuying industry.  This qualitative analysis 
provided local context and information that was not readily available through secondary data 
sources.  Participants were chosen in order to obtain a variety of views and opinions from multiple 
professionals in the Minneapolis homebuying industry.  We first composed a list of organizations 
and sectors from which to draw potential interviewees.  The final list included a total of 18 different 
individuals who represented various non-profits, community organizations, policymakers, 
community leaders, financial institutions, and real estate actors who were active in North 
Minneapolis.  This list was then divided into three sub-groups, and each researcher contacted his or 
her assigned individuals to request an interview.  Due to time constraints, only 11 of the 18 
individuals were interviewed. 
 
Each interview lasted between 30-60 minutes.  An interview guide was developed in order to ensure 
consistency across interviews (see Appendix IV for a copy of the interview guide and questions).  
The guide provided instructions for the interviewer regarding what to say at the beginning and 
conclusion of the interview, informed consent and confidentiality, and a list of questions to be asked 
of all participants.  All interviewees were given a consent information sheet detailing the privacy and 
confidentiality measures of our research.  All interviews were conducted in accordance with 
international and national ethical research standards, and all protocols were reviewed and approved 
by the University of Minnesota‟s Institutional Review Board. 
 
In addition to the information obtained from our interview questions, all participants completed a 
survey prior to the start of each interview to assess their general perceptions of homeownership in 
Minneapolis and North Minneapolis (see Appendix V and VI for a copy of the survey and results).    
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Each researcher recorded and transcribed his or her assigned interviews.  We conducted the first 
round of analysis individually, reviewing the data from each of our assigned interviews to identify 
preliminary themes.  We then met as a group to compare and isolate major themes that emerged 
from all 11 interviews.  All major themes were agreed upon unanimously and correlate with the 
questions outlined in the interview guide.  For the survey data, one researcher was responsible for 
compiling and tallying the responses to each survey question.  A review of the collective survey data 
was then conducted as a group and incorporated into the analysis of interview data.     
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Summary of Findings 

Quantitative Analysis 
 

Loan Denial Rates 
Loan application and approval is a key step in the purchase of any home and is a major determinant 
in rates of homeownership.  This section examines mortgage outcomes by race and geography and 
assesses the magnitude of disparities in lending in the Minneapolis metropolitan area.  Home 
Mortgage Disclosure Act (HMDA) data for 2006-2009 is used to calculate loan denial rates in order 
to analyze differences in lending and the effects of both race and place.  Rates are shown for Whites, 
Blacks, and an aggregate of all racial categories in four different geographic locations: 1) Metro Area; 
2) Hennepin County; 3) North Minneapolis; and 4) City of Minneapolis.  From the data, three 
distinct conslusions can be drawn:   
 
1. Regardless of race, loan denial rates are consistently higher for residents in North 
Minneapolis in comparison to all other geographic locations.  It is no accident that high rates 
of home mortgage denials are concentrated in segregated neighborhoods of color.  The historic 
segregation of people by race and economic status has set the stage for a concentrated lack of access 
to credit by residents in these neighborhoods.  Figures 1 through 3 depict loan denials by location, 
comparing rates over time and by race.  For all racial categories, residents in North Minneapolis 
clearly experience loan denials at a greater rate than residents in other locations, regardless of year 
(Figure 1).  It is also interesting to note that while Whites in North Minneapolis exhibit drastically 
higher rates of denial than their peers in all other areas (Figure 2), Blacks in North Minneapolis 
exhibit only slightly higher rates of loan denials than their peers in other locations (Figure 3).  Such a 
comparison implies geography may play a greater role in the outcome of mortgages for Whites than 
it does for Black applicants. 

 

 

 
 
 

2006 2007 2008 2009

Figure 1. Loan Denial Rates by Location
(All racial categories) 

Metro Area

Hennepin County

North Minneapolis

City of Minneapolis
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Indeed, when geographic disparities are calculated comparing North Minneapolis to the City of 
Minneapolis, there is a clear place effect for all racial groups (Figure 4).  Again, Whites seem to be 
more affected by place than Blacks.  However, the race effect appears to be more influential because 
the disparity for Blacks is constantly increasing whereas the disparity for Whites is not.   

 

 

2006 2007 2008 2009

Figure 2. Loan Denial Rates by Location
(White only)

Metro Area

Hennepin County

North Minneapolis

City of Minneapolis

2006 2007 2008 2009

Figure 3. Loan Denial Rates by Location
(Black only)

Metro Area

Hennepin County

North Minneapolis

City of Minneapolis
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Figure 4. Geographic Disparities by Race
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2. Regardless of geographic location, Blacks demonstrate consistently higher loan denial 
rates in comparison to Whites.  Figures 5 through 8 reflect large differences in rates of denial for 
Black and Whites in all areas.  Commonly cited reasons for such differences include poorer credit 
records among people of color and lower levels of financial assets.  Bad credit is often proxied by 
high risk preference, short financial planning horizons, and factors that contribute to late payments, 
such as interrupted employment or illness.  It is assumed education, money management skills, and 
family income also affect credit records and may contribute to the difficulty that people of color 
have in obtaining access to home financing resources (Myers and Chung 1996).  Such factors may be 
evidenced in Figure 6, where the largest disparity can be found in Hennepin County in 2008 when 
Blacks7 were denied at a rate more than double that of Whites.8     
 

 
 
 

 
 

 
 
 
 
                                                      
7 39.7% 
8 17.4% 

2006 2007 2008 2009

Figure 5. Loan Denial Rates
(Metro Area)

All

White

Black

2006 2007 2008 2009

Figure 6. Loan Denial Rates
(Hennepin County)

All

White

Black
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Figure 7. Loan Denial Rates
(North Minneapolis)
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Figure 8. Loan Denial Rates
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When racial disparities are examined by location (Figure 9) the race effect becomes even more 
apparent.  For all geographic locations, disparities by race are much greater in comparison to the 
disparities by location.  In any given year for all specified areas, the racial disparities are larger when 
compared to geographic disparities between: 1) Blacks in North Minneapolis and Blacks in the City 
of Minneapolis; 2) Whites in North Minneapolis and Whites in the City of Minneapolis; and 3) all 
racial categories in North Minneapolis and all racial categories in the City of Minneapolis.  This is 
especially true in Hennepin County, which reflects the largest racial disparities over time.  Such 
trends indicate race may be more significant (if place were more influential, North Minneapolis 
would exhibit the largest racial disparities).   

   
 

 
 
 
3. Loan denial rates appear to be more influenced by race than by geographic location.   
HMDA data reveals loan denial rates are both disparate by race and segregated by location.  While 
place is clearly a factor (if there were no place effect, there would be no differences in racial 
disparities by location), race appears to be more influential.  Although residents of North 
Minneapolis experience the highest rates of denial in comparison to all other locations (Figures 1-3), 
the large racial disparities that exist across all areas in any given year indicate the effect of race is 
more powerful. 

 
Homeownership Rates 
As outlined in the introduction to this report, Minnesota has a significant gap in white to minority 
homeownership rates.  This section examines rates of homeownership by race, location, and income 
using data from the American Community Survey (2005-2009).  The six geographic areas are: 1) 
MSA, all; 2) MSA, principal cities; 3) MSA, outside principal cities; 4) Hennepin County; 5) City of 
Minneapolis; and 6) Hennepin County, outside City of Minneapolis.  Disparities are calculated to 
assess the effect of race versus place while accounting for differences in income.   
 
 
 

0

0.5

1

1.5

2

2.5

2006 2007 2008 2009

Figure 9. Racial Disparities by Location
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MSA, Principal Cities9: 
In comparison to all other racial groups, Whites have the highest rates of homeownership (64.1%) 
throughout the seven principal cities (Figure 10).  Asians represent the next highest group at 40.4%, 
which approaches the rate of homeownership of Whites but still maintains a gap of 23.7 percentage 
points.  What is even more startling is that low-income Whites also have greater rates of 
homeownership (44%) than all other racial groups of any income level.  In particular, low-income 
Whites own homes at a rate nearly double that of all Blacks (22.5%).  When comparing all Whites to 
all Blacks, the homeownership gap is even greater with a 41.7 point difference.   

 

 
 
 
 
MSA, Outside Principal Cities: 
Areas outside of the seven principal cities have higher rates of homeownership for all racial 
categories.  In comparison to figures for the principal cities, the homeownership rate for all Whites 
increased by 18.1 points, rising from 64.2% to 82.3%.  The rate for all Blacks also increased from 
35.8% to 22.5%, an increase of 13.3 percentage points.  American Indians, Hispanics, and 
individuals who identified as “other” also experienced significant increases in homeownership rates 
outside the boundaries of the principal cities.  However, in comparison to the principal cities, the 
racial gap in homeownership between all Whites and all Blacks is even greater in this geographic 
location at 46.5 points.  Low-income Whites have a homeownership rate of 62.8%, which is higher 
than all other low-income racial groups.  With the exception of Asians, low-income Whites also have 
higher rates of homeownership than all other racial categories across all income levels.   

 

                                                      
9 The terms “principal cities” and “central city” have the same geographic meaning and are used interchangeably   

White Black American 
Indian or 

Alaska 
Native

Asian or 
Pacific 

Islander

Hispanic others

Figure 10. Homeownership Rates in 
MSA, Principal Cities by Race and Income

Twin Cities (central city) All 
income

Twin Cities (central city) Low 
income (<$50,000)
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MSA, All: 
For the entire metropolitan statistical area, Whites across all income levels exhibit the highest rates 
of homeownership at 78.9%.  In comparison, Blacks across all income levels have the lowest rates of 
homeownership at 28.7%.  This is different than in the principal cities where American Indians 
experienced a slightly lower rate of homeownership than Blacks.  Again, low-income Whites had 
higher rates of homeownership (58%) than all other low-income ethnic groups, as well as higher 
rates of homeownership when compared to all racial groups across all incomes (except for Asians).  
Low-income Blacks have significantly low rates of homeownership at 14.7%. 
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Pacific 

Islander
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Figure 11. Homeownership Rates Outside 
MSA, Principal Cities by Race and Income

Twin Cities Metro (suburbs) All 
income

Twin Cities Metro (suburbs) 
Low income (<$50,000)
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Pacific 
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Figure 12. Homeownership Rates in MSA, All
by Race and Income

Twin Cities Metro Area (all) All 
income

Twin Cities Metro Area (all) Low 
income (<$50,000)
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Hennepin County: 
In all of Hennepin County, Whites have the highest rates of homeownership at 74.7%.  Blacks have 
the lowest rates of homeownership among all racial groups at 24.6%.  The gap in homeownership 
between Whites and Blacks is 50.1 points.  Among all low-income groups, Whites also have the 
highest rates of homeownership at 53.2%.  Except for Asians, low-income Whites again exhibit 
higher rates of homeownership when compared to all ethnic groups across all incomes.  However, 
Whites certainly demonstrate higher rates than low-income Asians (35.2%). 
 

 
 
 
 
 
 
 
City of Minneapolis: 
In the City of Minneapolis, Whites again have the highest rates of homeownership at 63.3%.  Blacks 
have the lowest rates of homeownership among all racial groups at 20.7%.  The gap in 
homeownership between Whites and Blacks is 42.7 percentage points.  Among all low-income 
groups, Whites also have the highest rates of homeownership at 44%.  Low-income Whites again 
exhibit higher rates of homeownership when compared to all ethnic groups across all incomes. 
 
 
 
 
 
 
 
 

Figure 13. Homeownership Rates in Hennepin County 
by Race and Income

Hennepin All income

Hennepin Low income 
(<$50,000)
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Hennepin County, outside City of Minneapolis: 
In Hennepin County, outside the City of Minneapolis, Whites have the highest rates of 
homeownership at 75.1%.  Blacks have the lowest rates of homeownership among all racial groups 
at 36.5%.  The gap in homeownership between Blacks and Whites is 38.6 percentage points.  
Among all low-income groups, Whites also have the highest rates of homeownership at 58%.  
Except for Asians, low-income Whites again exhibit higher rates of homeownership when compared 
to all ethnic groups across all incomes.  However, Whites certainly demonstrate higher rates than 
low-income Asians (47.8%). 

 
 
 
 

Figure 14. Homeownership Rates in City of  
Minneapolis by Race and Income

Minneapolis All Income

Minneapolis Low-Income 
(<$50,000)
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Conclusion: 
Racial disparities in homeownership exist across all income levels and geographic locations.  
In each of the six geographic locations, Whites have the highest rates of homeownership overall and 
among low-income communities in particular.  When comparing low-income Blacks in all areas, 
rates of homeownership vary by 3.3 percentage points at the most.  In a general comparison of low-
income communities by race, low-income Whites still have higher rates of ownership compared to 
all other low-income, non-white groups in all geographic locations.  With the sole exception of 
Asians, low-income Whites also have higher rates of homeownership when compared to all other 
racial groups across all levels of income.  Racial disparities are also significant regardless of location 
(Figure 16), which dispels the argument that “place trumps race.”  While the two are correlated, this 
analysis demonstrates that within and outside of the principal cities, as well as throughout the entire 
MSA, Hennepin County, and City of Minneapolis, Whites have a higher rate of homeownership in 
comparison to all other racial and ethnic groups, regardless of location.  
 
 
 

Figure 15. Homeownership Rates in 
Hennepin County, outside Minneapolis 

by Race and Income

Hennepin, outside Minneapolis All 
Income

Hennepin, outside Minneapolis 
Low-Income (<$50,000)
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When geographic disparities are calculated comparing the City of Minneapolis to Hennepin County, 
outside City of Minneapolis (i.e., comparing Minneapolis to its suburbs), there is also a clear place 
effect for all racial groups (Figure 17).  Whites seem to be the least affected by place compared to 
other ethnic groups, especially Blacks.  However, the race effect appears to be more influential 
because the racial disparity statistics are much greater in magnitude than the statistics representing 
geographic disparities. 
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Foreclosure Rates 
Foreclosures have become an issue throughout the United States, and their impact locally has been 
dramatic.  Within the last five years, the number of foreclosures has exploded across Minneapolis, 
which has had a significant effect on city residents and can justifiably be termed a foreclosure crisis. 
The scope of this issue requires the consideration of some of its contours and effects to help inform 
the overall picture of the intersection of race and homeownership.  Although foreclosure data is 
generally collected from public data sources that do not include information about a borrower‟s race 
(including primarily sheriff's sale records) the location of foreclosures can be examined.  An analysis 
can then be conducted to determine if rates in predominantly minority communities are 
disproportionately higher than those in predominantly White communities and to assess the impact 
on homeownership levels within communities. 
 
Foreclosure Rates: 
Figure 18 illustrates both the number and rate of foreclosures in North Minneapolis and the city as a 
whole over the past five years.  The percent of all foreclosed residential parcels in the city has ranged 
from a low of 0.85% in 2005 to a peak of 2.91% in 2008, with a sustained rate still well above 
historical levels of 1.29% in 2010.  The city‟s North Side has unquestionably been the most affected 
area of Minneapolis, seeing an earlier and higher crest in foreclosures, both by rate and sheer 
volume, than the rest of the city.  Foreclosure rates in this area of the city have ranged from a high 
of 8.79% in 2007 to a low of 2.75% in 2005, with a 2010 rate still resting at 5.03%.  
 
It is important to note that the percentage of all city foreclosures occurring on the North Side has 
been decreasing since 2006, yet North side figures have been and remain significantly higher than 
the rest of the city.  North Minneapolis represents approximately 16.6% of total residential parcels in 
the city but has produced between 38% and 56% of all foreclosures over the previous six years (see 
Figure 19).  In addition, the number of North Side foreclosures in 2010 was only one less than in 
2006.  However, unlike 2006 when North Side foreclosures represented over half of the city‟s total, 
that figure was only 38% in 2010.  Measuring the disparity between foreclosures in North 
Minneapolis and the rest of the city also illustrates a declining geographic disparity.  At 3.24, this 
disparity was at its peak in 2006 and has been decreasing ever since.  It is critical to note, however, 
that the 2010 level of disparity (2.10) still represents a far greater rate of foreclosures in North 
Minneapolis than is commensurate with the area‟s share of the city-wide residential parcels. 

Figure 18. City of Minneapolis Foreclosures 2005-2010 
City of Minneapolis Foreclosures 2005-2010   

  2005 2006 2007 2008 2009 2010 

Near North  507 824 701 471 382 

Camden  373 736 699 474 497 

Combined 487 880 1,560 1,400 945 879 

Citywide 870 1,607 2,895 3,077 2,233 2,308 

Housing Units -  
North  17,689 17,717 17,750 17,720 17,554 17,475 

Housing Units -  
Citywide 102,498 103,899 105,550 105,755 105,499 105,477 

Foreclosure Rate 
- North 2.75% 4.97% 8.79% 7.90% 5.38% 5.03% 

Foreclosure Rate  
- Citywide 0.85% 1.55% 2.74% 2.91% 2.12% 2.19% 
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Figure 19. Percent of Foreclosures in North Minneapolis 
Percentage of Foreclosures from Citywide Total 

  2006 2007 2008 2009 2010 

Near North 32% 28% 23% 21% 17% 

Camden 23% 25% 23% 21% 22% 

Combined 55% 54% 45% 42% 38% 

 
Regional Trends: 
Trends on a metro-wide basis provide a similar picture.  After serving as the proverbial canary in the 
mine shaft on the issue of foreclosures, the figures for North Minneapolis as a percentage of total 
metro-wide foreclosures have decreased.  However, this decrease relates more to the growing scope 
of foreclosures overall, as the issue has become more prevalent throughout both the metro area and 
greater Minnesota.  HousingLink‟s February 2011 report highlights the concern caused by the 
growth in foreclosures in so-called ex-urban communities at or just beyond the edge of the Twin 
Cities metro area.  When data is examined on a county level, as was done in this report, nine exurban 
counties experienced the highest rates of foreclosure throughout the state in 2010.  The map 
excerpted from this report (see Appendix VII) depicts both the location of geographic hotspots by 
county-wide rates for foreclosures and the actual numbers of foreclosures in each county.  
 
The rates of foreclosures for the nine exurban counties are also found in Figure 20.  Hennepin and 
Ramsey counties are included in the table for the sake of comparison, as well as the city of 
Minneapolis and North Minneapolis.  Significantly, all of these counties that have seen the highest 
rates of foreclosures and sharpest increases still exhibit overall rates below those of North 
Minneapolis today.  It is also instructive to consider the total numbers of foreclosures occurring in 
the different impacted areas.  All three of the counties with the highest foreclosure rates in the state 
have both lower rates and lower actual numbers of foreclosures than North Minneapolis.  While 
concern is justifiably growing over the increase in foreclosures occurring throughout Minnesota, 
what is and will continue happening in North Minneapolis warrants a sustained level of concern as 
well.  

Figure 20. Foreclosure Rates in Selected Counties 2005-2010 
Foreclosure Rates by County, compared to Minneapolis 

  2005 2006 2007 2008 2009 2010 

Hennepin 0.46 0.82 1.48 1.93 1.49 1.61 

Ramsey 0.44 1.04 1.62 2.07 1.72 1.79 

Sherburne 0.81 1.26 2.41 2.76 2.48 2.93 

Isanti 0.63 1.49 2.40 3.38 2.86 2.56 

Mille Lacs 0.70 1.15 2.52 2.68 2.45 2.47 

Kanabec 0.58 1.04 1.56 1.98 2.05 2.45 

Chisago 0.62 0.96 1.70 2.04 2.01 2.32 

Scott 0.39 0.82 1.48 2.28 1.93 2.23 

Wright * 0.78 1.87 2.45 2.08 2.18 

Anoka 0.51 0.81 1.58 2.14 1.93 2.08 

Pine 0.80 1.08 2.00 1.64 1.76 2.05 

City of Minneapolis 0.85 1.55 2.74 2.91 2.12 2.19 

North Minneapolis 2.75 4.97 8.79 7.90 5.38 5.03 
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Race and Foreclosure: 
It is an area of both challenge and concern that there is no accessible mechanism by which to 
measure race within the issue of foreclosures.  Standard sources of foreclosure statistics (i.e., sources 
used for this report) lack any information regarding racial demographics.  Foreclosure-prevention 
counseling is the only metric that is sometimes used in analyzing foreclosures that provides data 
regarding the racial and ethnic background of borrowers.  
 
As a result, we have relied on secondary sources of data in an attempt to identify and quantify the 
impact of race on the foreclosure crisis.  For instance, the City of Minneapolis included some 
information on racial disparities in its application to the Department of Housing and Urban 
Development for the second round of funding available through the Neighborhood Stabilization 
Program.  In that application, the city identified an area of focus that included all of North 
Minneapolis, in part due to the disproportionate effect of foreclosures on people of color in these 
communities.  The city included information that demonstrated North Minneapolis, along with 
portions of Brooklyn Center and Brooklyn Park, contained high concentrations of households of 
color, and those households were disproportionately likely to have received subprime loans that 
were at higher risk of default.  As outlined in the city‟s HUD application, there is a clear correlation 
between areas where a high percentage of mortgage loans were obtained by people of color, areas 
with a high concentration of subprime mortgages, and areas experiencing the highest rates of 
foreclosure.   
 
While data from sheriff‟s sales does not identify the race of the borrower facing foreclosure, 2010 
Census Data for the City of Minneapolis illustrates the connection between neighborhoods that are 
predominately residents of color and areas facing the highest rates of foreclosures.  As seen in 
Figure 21, all but one of the thirteen North Minneapolis neighborhoods has a higher percentage of 
residents of color than the city-wide average of 40%, and nearly all of the neighborhoods are 
comprised of a majority of people of color.10 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

                                                      
10 See Appendix VIII for more information regarding racial demographics by neighborhood in North Minneapolis   
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Figure 21 

 
Examining foreclosures at the neighborhood level, the correlation between the racial composition of 
a community and its level of foreclosures is more apparent.  As shown in Figure 22, the foreclosure 
rates of individual neighborhoods in North Minneapolis are generally higher in communities with a 
higher percentage of residents of color.  Analyzing the two broad portions of North Minneapolis 
identified in the methodology helps clarify this distinction.  The Camden area has a lower percentage 
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of residents of color than the Near North area and the average of the North Side as a whole.  It also 
has lower foreclosure rates.11 
 

Figure 22. Rate of Foreclosures by Neighborhood 
Neighborhood 2006 2007 2008 2009 2010 

Shingle Creek 1.75% 5.33% 5.79% 4.04% 4.23% 

Lind-Bohanon 2.69% 5.79% 6.39% 4.61% 7.19% 

Victory 1.43% 3.61% 2.92% 2.39% 2.87% 

Webber-Camden 4.65% 8.30% 7.82% 4.74% 5.38% 

Cleveland 3.54% 6.75% 5.16% 3.65% 3.92% 

Folwell 5.35% 9.98% 9.69% 6.54% 5.24% 

McKinley 6.46% 10.99% 10.50% 6.82% 4.83% 

CAMDEN TOTAL 3.61% 7.11% 6.77% 4.61% 4.85% 

Jordan 8.48% 12.64% 11.18% 9.19% 6.12% 

Hawthorne 9.27% 15.61% 11.46% 6.55% 6.05% 

Willard-Hay 6.00% 10.61% 8.54% 4.70% 4.96% 

Near North    5.43% 8.68% 8.82% 5.87% 4.17% 

Harrison 3.48% 4.97% 5.51% 5.15% 4.73% 

Sumner-Glenwood 0.00% 1.95% 1.20% 1.37% 0.69% 

NEAR NORTH 
TOTAL 6.81% 11.03% 9.41% 5.68% 5.25% 

North Total =      4.97% 8.79% 7.90% 5.38% 5.03% 

 
Conclusions: 
The impact of foreclosures has left few communities unscathed and has had a disparate impact on 
certain neighborhoods and communities.  In Minnesota, the neighborhoods of North Minneapolis 
comprise the area of the state that has endured the highest level of these effects over a sustained 
period of time.  Although the rest of the city has not escaped the effects of rising foreclosures, 
North Minneapolis, with its high concentration of residents of color, was hit first, hardest, and 
longest.  Nearly seven years after the concept of a crisis began entering the collective consciousness, 
foreclosures continue to assail this community.  
 
Due to data constraints, it is difficult due to quantify and analyze race in relationship to foreclosures, 
but it is possible to identify trends across neighborhoods.  There is data demonstrating that minority 
borrowers are much more likely to have received subprime loans, regardless of credit and income 
levels, and that borrowers with subprime loans are more likely to default and face foreclosure.  In 
addition, neighborhoods with higher rates of foreclosures generally have higher percentages of 
residents of color.  As a result, the correlation between race, neighborhood, loans, and foreclosures 
is clear. 
 
The effects of foreclosure have left North Minneapolis with a number of scars that tremendously 
impact the health and vitality of its neighborhoods and homeowners.  The sheer number of homes 

                                                      
11 Sumner-Glenwood has a higher percentage of residents of color than any other Minneapolis neighborhood, but also 
has quite distinctive traits from every other North Minneapolis neighborhood.  All of the housing within this 
neighborhood was demolished following the Hollman Decree, and was completely rebuilt within the past 10 years.  A 
large portion of the housing in this neighborhood is multi-family rentals, and all of the single family homes have been 
built since 2005. 

% of Population that is non-
White: 

0-40 (less than  
city average) 

41-69% 

70-100% (above  
North Average) 
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has declined as vacant and foreclosed properties have been demolished, leaving the community with 
a net loss in residential properties following several years of new home additions.  The number of 
homesteaded properties has declined even more sharply, indicating the loss of owner-occupied 
housing in particular.  In addition, the grasp on their homes of the property owners remaining in the 
community is made more precarious by the drop in values plaguing Northside neighborhoods.  All 
of these factors disproportionately affect the communities of color that comprise the majority of 
these areas.  These issues are a matter of both race and place and cast a long shadow on all aspects 
of homeownership, particularly within these communities. 
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Summary of Findings 
Qualitative Analysis 

 
Profile of Interview Respondents12 
Interview participants were recruited for individual interviews regarding homeownership with a 
specific focus on the Black community as well as the North Side of Minneapolis.  We interviewed 
twelve stakeholders representing various non-profits, community-based organizations, affordable 
housing programs; home mortgage, lending and real estate professionals; and government officials 
serving the Twin Cities metropolitan area.  
 
Particular attention was paid to recruiting stakeholders who represented different perspectives on 
wealth accumulation and homeownership.  Participants‟ demographics reveal the diverse 
perspectives regarding age, sex, and race.  The youngest participant was between the ages of 25-35 
years old, and the oldest participant was older than 61 years old.  Four respondents were between 
36-45 years old, and two respondents were between 46-55 years old.  Four respondents were 
between 56-65 years old.  We interviewed seven men and 5 women.  Of the 12 respondents, 7 
identified as White/Caucasian and 5 identified as Black/African American. 
 
In keeping with the focus of the study, the interview participants had knowledge in at least one of 
the substantive areas: communities of color (race effect), the North Side of Minneapolis (place 
effect), or organizational knowledge (Minneapolis Urban League).  Participants had varying 
familiarity and expertise of the substantive areas.  Some participants were experts in a particular area, 
while others were knowledgeable of the intersectionality of the areas.  Based on the diverse 
perspectives of participants from various organizations, backgrounds, and demographics, we had an 
adequate representation of stakeholders regarding racial disparities in homeownership in the Twin 
Cities area. 
 

Interview and Survey Results: 
The interviews focused on the following categories of stakeholders‟: knowledge of the issue of 
homeownership, recommendations on how to improve homeownership rates, and perceptions and 
recommendations for the Minneapolis Urban League (MUL) in the area of homeownership.  
Responses from the interviews shed light on the issue of homeownership and provided a deeper 
analysis in the Twin Cities Area.  Respondents gave recommendations on what could be done to 
solve the problem of disparities in homeownership rates related to credit and foreclosures.  
Respondents were also asked specific questions about what MUL could do in the area of 
homeownership.  Responses related to MUL demonstrated stakeholders‟ perceptions, 
understanding, and recommendations for MUL. 
 

I. Knowledge Regarding Issues of Homeownership: 
When discussing the issue of disparities in rates of homeownership, the following themes regarding 
barriers, effective organizations, and perceptions of homeownership emerged:  
 
 
 

                                                      
12 See Appendix VI for respondent demographics 



P a g e  | 32 

 

A. Economic Barriers  
The most frequently mentioned barriers to homeownership were economic.  Ten of the twelve 
respondents identified issues of income, employment, or poor economic climate as especially 
significant for low-income people of color.  Income stability and access to capital were often cited as 
important, particularly in a depressed economy.  In a recession, marginalized communities become 
even more vulnerable and distressed by high rates of unemployment, and, as a result, it is more 
difficult for individuals in emerging markets to buy or maintain homes.   
 
Two respondents specifically referenced this “double whammy” that communities of color 
experience in hard economic times.  “The main issue right now,” described one interviewee, “is 
[that] it is just so hard for anyone to access loan funds.  We struggle constantly, and it seems like the 
rules are always changing.”  Summarizing the relationship between access to loans and the economic 
barriers for communities of color, another respondent gave the following statement: 
 

“Empirically, African Americans and other ethnic groups in places like North Minneapolis 
have a lower employment rate, have lower incomes, have worse credit scores and credit 
histories, and, as a result, are facing even more barriers now than in years past because of 
how difficult it is to get a loan in general.”   

 
B. Barriers to Access, Outreach, and Awareness  
Other respondents listed a lack of awareness among both homebuyers and organizations as barriers 
to increasing rates of homeownership.  Interviewees explained that it is often difficult to engage and 
connect with people regarding what services are available, where they are offered, and which 
organizations can most effectively meet their needs.  Among organizations, respondents identified 
issues of staff training as barriers, including the skill sets and cultural sensitivity of those providing 
direct services.  As one respondent stated, “It is difficult to just walk up to houses and ask to talk to 
people about homeownership and foreclosure prevention.  People may be suspicious [and] unwilling 
to talk to an „outsider.‟ ”  People also expressed concern that organizations were too often 
structuring their programs around whatever funding was available instead of maximizing their 
strengths and/or capacities to best serve the true needs of marginalized communities.  Similarly, 
respondents stated the current system of financing creates disincentives for organizations to 
collaborate and share knowledge and resources.  
 
Respondents were also asked to identify organizations and programs they found effective in 
increasing homeownership rates: 
 
C. Effective Organizations 
Ten of the twelve respondents were able to identify at least one organization that he/she found 
particularly effective at increasing rates of homeownership among African Americans.  Build Wealth, 
MN, Inc. was specifically mentioned by six respondents while organizations that offered Home 
Stretch pre-purchase counseling were also mentioned repeatedly, including Neighborhood Housing 
Services (previously known as Northside Neighborhood Housing Services) and the Minnesota 
Home Ownership Center.  Other organizations that were identified by at least one respondent 
include the Jewish Community Action Network, ACORN, and PRG, Inc. (previously known as 
Powderhorn Residents Group).  The Emerging Markets Homeownership Initiative (EMHI) and the 
NoMi campaign were also highlighted by numerous respondents.   
 



P a g e  | 33 

 

In addition to the in-person interview, eleven of the twelve interview respondents filled out a survey 
about their own perceptions of homeownership (see Appendix VI for a full account of survey 
responses). 
 
D. Perceptions of the Issue 
Respondents were first asked about their perceptions of homeownership.  The majority of 
respondents felt people of color were less likely to own homes in both North Minneapolis and 
Minneapolis in comparison to Whites.  There was no notable difference in NoMi compared to the 
city of Minneapolis based on perceptions of racial disparities for homeownership.  All eleven 
respondents believed that family income, credit history, and financial literacy were factors to racial 
disparities in homeownership rates. 
 
The majority of respondents also believed people of color were more likely to face foreclosure 
proceedings in both North Minneapolis and Minneapolis in comparison to Whites.  In comparing 
NoMi to the entire city of Minneapolis, respondents believed that racial disparities in foreclosures 
existed in both places.  All eleven respondents noted financial literacy as a factor to racial disparities 
in foreclosures.  Eighty-two percent of respondents also believed that predatory lending was a 
significant contributor to the foreclosure crisis. 
 

II. Recommendations for Issues of Homeownership 
When respondents were asked what recommendations they had to improve homeownership, the 
following themes emerged: 
 
A. Education  
Regarding recommendations for increasing homeownership among low-income people of color, the 
majority of respondents focused on the importance of education and financial literacy.  Some 
identified intensive long-term programs, such as the Family Stabilization Program, as stand-along 
interventions while others cited shorter, more concentrated programs, such as the Home Stretch 
workshops.  Regardless of this distinction, respondents agreed that providing homebuyers with basic 
levels of education and financial literacy would provide people with the tools and knowledge to 
address credit issues and seek out programs that are tailored to low and moderate income 
households.  According to one respondent, “There are a lot of programs available right now, but 
they‟re not being utilized by the right people.”   
 
B. Access to Credit 
Recommendations also focused on institutional factors regarding access to loans and capital, 
especially in communities like North Minneapolis.  Programs must be developed that focus on 
potential homebuyers who do not meet the perfect secondary market guidelines, which currently 
require an income of least $80,000, a credit score above 730, and a minimum of down-payment of 
10% to 20%.  As long as the approvals of home mortgages depend on these kinds of qualifications, 
homeownership will remain beyond the reach of many residents of North Minneapolis.  As a result, 
respondents suggested that new loan products should be designed to meet the needs of prepared 
buyers who may lack the “perfect” numbers currently required.  It would be especially beneficial to 
enlist the help of large investors who could infuse the community with capital and provide potential 
homebuyers with the necessary financial incentives to locate in North Minneapolis.   
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C. Collaboration and Strategic Partnerships 
Respondents noted the importance of collaboration and partnering with entities that are already 
adept at serving the needs of emerging markets.  Across all sectors and cultural groups, 
organizations must begin thinking more strategically about leveraging the strengths of one another 
and capitalizing on the capacities and relationships that already exist.  In the words of one 
respondent, “This is something that can‟t be accomplished without a lot of partnerships with 
everyone.  It will take a community to revitalize a community.” 
 

III. Perceptions, Knowledge, and Recommendations for MUL 
Many of the interview responses focus on perceptions, knowledge, and recommendations for the 
Minneapolis Urban League.  For example, one question asked respondents to “describe the most 
important role the Minneapolis Urban League can play in helping to improve homeownership in 
North Minneapolis.”  Responses varied greatly depending on those knowledgeable about MUL and 
those who weren‟t familiar with MUL‟s programming or mission.  We also asked respondents if 
MUL should have a targeted focus on Blacks or North Minneapolis.  Again respondents who were 
knowledgeable about MUL had different ideas, perceptions, and suggestions to those who weren‟t as 
familiar with MUL.  Though there was a range of knowledge on MUL, the following themes 
emerged: 

 
A. Knowledge and Perceptions of MUL 
A total of four respondents indicated they had little or no knowledge of MUL‟s capacity and/or 
activities relating to homeownership.  As a result, they could not accurately provide suggestions or 
recommendations as to MUL‟s mission or future direction.   
 
B. Improving MUL‟s Homeownership Programming 
Fifty-eight percent of the respondents believed MUL should provide some form of education 
regarding homeownership and finances.  Some had very specific ideas, such as partnering with 
schools to teach students basic principles of financial literacy.  Others suggested more information 
regarding federally subsidized loans was needed while some believed MUL should provide more 
guidance about the homebuying process in general.  For example, potential buyers would greatly 
benefit from a simple overview of the major steps and people who are and should be involved in the 
purchase of a home.  In an effort to increase rates of homeownership and decrease rates of 
foreclosure, MUL should empower potential buyers by providing people with the tools and 
knowledge necessary to make informed decisions.  In addition, two of the seven respondents 
specifically recommended that MUL serve as a culturally sensitive resource for education and 
information within the community.    
 
C.  MUL as a Convener 
Over half (7) of the respondents also believed MUL should take on the role of a convener in North 
Minneapolis.  MUL has the physical space and resources to provide much-needed leadership and 
structure around the issue of homeownership throughout the community.  As a convener, MUL 
would not have to “reinvent the wheel” but would bring together and coordinate actors across all 
sectors of the homebuying industry, including housing developers, real estate professionals, 
community leaders, and policy advocates.  Respondents indicated MUL could act as a central 
clearinghouse for information by connecting organizations with one another to more efficiently and 
effectively meet the diverse needs of residents in North Minneapolis.   
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D. Improving MUL‟s Outreach Efforts 
In addition, three respondents specifically identified the need for more outreach services on behalf 
of MUL.  One interviewee stated there were many changes taking place in North Minneapolis and, 
oftentimes, residents were confused or unaware of these changes until after they took place.  If 
MUL seeks to be more responsive to the needs of the community, more direct communication and 
interaction should be facilitated.  
 
E. Policy Advocacy 
Three respondents also proposed that MUL become more of a policy advocate for homeownership 
in North Minneapolis.  Engaging political leaders and adopting official viewpoints is important, and 
MUL could lend its organizational weight and credibility to apply pressure for change in the 
community. 
 
F. Racial and Geographic Focus of MUL 
When specifically asked if MUL‟s should focus on a target population or area, respondents were 
divided.  A number of interviewees suggested MUL‟s target audience should be determined, in part, 
by its organizational capacity to effectively serve people.  If possible, respondents generally 
expressed the desire for MUL to be more inclusive, indicating it may be feasible for MUL to have a 
primary audience yet still be attentive to the needs of diverse populations.   
 
Several respondents believed that MUL should have a targeted focus on the Black community.  As 
two respondents noted, “when targeted efforts are created for groups (low-income, immigrant, etc.), 
the Black community is the last to be served.”  However, three respondents explicitly stated MUL 
should abstain from any racially-focused programming, especially if its geographic target area is 
confined to North Minneapolis.  The recommendation of race neutral programs from respondents 
seems to contradict their belief that racial disparities exist in both homeownership rates and 
foreclosure rates. 
 
Many respondents seemed to believe that race and place are inherently connected and you can‟t 
separate one from the other.  As one person pointed out, “North Minneapolis is diverse enough that 
any housing efforts need to take into account all of the ethnicities that are represented in [the area].”  
In contrast, five additional respondents believed MUL should not restrict its focus to North 
Minneapolis and should instead direct its efforts to systemic issues that transcend geographic 
boundaries.  Several respondents also suggested that MUL‟s name implies a city-wide focus, and the 
organization‟s mission should “be true to its name.”        
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Conclusions and Recommendations 
 
 Based on our analysis, we have established a factual basis for the assertion that racial 
disparities do exist in loan denial rates, homeownership rates, and foreclosure rates among 
communities of color in the Twin Cities area.  These racial disparities impact the ability of residents 
of color to create wealth and jobs, obtain comprehensive healthcare, and access quality education.  
The value of homeownership goes far beyond simply improving housing options for individual 
households.  As Mgeni and Myers assert in a 1999 study addressing the homeownership gap in 
Minnesota, “increasing the number of homeowners of color and enhancing their net worth will 
ultimately stimulate the local economy.  Additionally, a balance of renters and owners in 
neighborhoods increases property values and pride of ownership that result in improved upkeep and 
neighborhood desirability.” 
 We also examined the relationship of racial disparities in the areas of: lending, 
homeownership, and foreclosure rates in the Twin Cities area.  Our research emphasizes the 
inherent connection between these areas of homeownership and their connection to wealth 
accumulation broadly.  It is impossible to think of one area of the homeownership (lending, 
homeownership, foreclosures) without understanding how they relate to each other.  Through our 
analysis, we examined the relationship and differences between racial disparities (“the race effect”) 
and geographic disparities (“the place effect”) in mortgage loan denial rates and homeownership 
rates, and concluded that race is, in fact, a prominent factor in disparities of credit and 
homeownership.  While place is a factor in homeownership issues in the Twin Cities area, it is 
inherently tied to race.  The effect of place alone does not explain the racial disparities that persist. 
 Because much of the data tracking foreclosures does not include information relating to 
race, we were unable to concretely measure the impact of foreclosures specifically on African 
American and minority residents in Minneapolis.  However, we were able to assess the impact on 
geographic communities with concentrated minority populations.  Based on the increasing 
magnitude and scope of the racial inequalities in each area considered, we conclude that the recent 
impact of foreclosures is the most critical element of concern in housing markets because of the 
impact it has borne on credit and lending as well as on rates of homeownership.   
 North Minneapolis provides evidence of the tremendous consequences of foreclosure on a 
community.  Some of the quantifiable elements of that impact are demonstrated by looking at key 
indicators of the health of residential areas over time, such as the addition of new housing units, 
property value changes, and changes in homeownership rates.  By 2010 in North Minneapolis, all 
housing unit growth achieved over a fifteen year period was lost, the average property value declined 
almost 64% from its peak, and homeownership rates slipped 21% from the beginning of the 
decade.13 
 Our report also focused on the effects that both race and place have on homeownership and 
wealth accumulation in households.  In part, because of the impact that foreclosures have had in 
housing markets both a broader level and in individual communities, disparities are widening for 
Blacks and have differential impacts on communities of color.  Gains made against the 
homeownership gap have been lost in the aftermath of the foreclosure crisis, and both people of 
color and communities comprised primarily of minority residents are suffering the consequences.  
The impact of these issues has a decidedly racial element and so, too, must our response as a society. 
 

                                                      
13 See Appendix IX for more information regarding property values, number of homesteads, and number of residential 
parcels in North Minneapolis 
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Based on our research, we recommend the following: 
 
1. The race effect should be considered a significant contributor to disparities in homeownership 

and wealth accumulation.  
i. Targeted efforts should be made by policymakers and organizations toward opening doors 

to homeownership and accumulating wealth for communities of color, especially African 
Americans. 

ii. Institutions should be held accountable.  Our qualitative data revealed that stakeholders believe 
discrimination is a significant factor in homeownership racial disparities.  Anti-
discrimination enforcement (across a spectrum of appropriate entities, including the City 
of Minneapolis, the State of Minnesota, the Department of Housing and Urban 
Development, and the Federal Reserve Board) should be visible and actively working on 
addressing these racial disparities. 

 
2. Foreclosures should be an aspect of housing policy that stakeholders understand as having a 

significant impact on homeownership and credit and lending.  
i. Foreclosure data by race in Minneapolis should be collected, and research should be 

conducted to more directly assess the impacts on communities of color. 
ii. Targeted foreclosure response should remain focused in communities of greatest need.  

Although foreclosures are hardly confined within certain communities, our research 
demonstrates that there has been and continues to be a disparate level of foreclosures 
occurring in North Minneapolis.  As a result, resources must remain disparately focused, 
as well. 

iii. Shifting paradigms in foreclosure response are necessary.  Most large-scale foreclosure response 
efforts, including the billions of federal dollars infused into communities through 
multiple rounds of the Neighborhood Stabilization Program, have focused on dealing 
with the after-effects of foreclosures.  More attention is paid to trying to entice new 
buyers into neighborhoods and vacant homes.  Shifting that paradigm to putting 
resources into keeping homeowners in their homes would help preserve the levels of 
homeownership that remain and would be a wiser use of available resources. 

 
3. The Minneapolis Urban League should: 

i. Act as a convener.  Stakeholders in homeownership felt that MUL is best positioned to act 
as a much-needed leader.  MUL could convene actors across all sectors of the housing 
industry, including housing developers, real estate professionals, community leaders, and 
policy advocates.   

ii. Become a policy advocate.  Our research established a factual basis of homeownership racial 
disparities in Minneapolis and a need for institutional change.  As interviewees noted, 
MUL has an important voice and role to play for advocating on behalf of the African 
American community‟s ability to achieve wealth accumulation. 

iii. Work toward building partnerships and strengthen its perception among stakeholders.  One-third of 
interview respondents had little to no knowledge of MUL‟s programming and strategies 
in homeownership.  MUL should be concerned with its perception among its peers and 
its role in the community.  If stakeholders in the field of homeownership are not aware 
of what MUL does, then perhaps MUL should increase its collaboration and outreach 
efforts among its peers.  
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iv. Improve its outreach efforts.  Currently, MUL relies on its community reputation, and referral 
system to recruit and serve clients.  MUL should launch outreach and recruitment efforts 
to ensure that the needs of the community are being heard and met.  

v. Adhere to its mission and make targeted efforts.  If MUL‟s mission is to “link African 
descendants and other people of color to opportunities that result in economic success 
and prosperity and effectively advocate for policies that eradicate racial disparities,” then 
it should strategically target its efforts toward African descendants and other people of 
color, especially in pursuing economic success and prosperity. 

 

Suggestions for Future Research 

 
 It is important to note this report has sought only to establish and assess the existence of 
racial disparities in lending, homeownership, and rates of foreclosures; it has not developed or tested 
a causal model linking these factors.  While these areas are clearly related, the exact nature of their 
interactions is more complex.  As a result, we recommend that future research be carried out to 
determine the precise effects that each sector exerts on the others.  Given the significant racial 
disparities in each area, isolating the true nature of their relationships has meaningful implications 
for the well-being of communities of color throughout the Twin Cities.   
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Appendix I 
Loan Denial Rates* 

 
 

Year 
Metro Area Hennepin County 

All White Black All White Black 

2006 16.23% 16.54% 28.94% 16.63% 16.11% 30.50% 

2007 19.49% 19.47% 38.44% 19.05% 17.95% 40.16% 

2008 18.98% 18.89% 39.54% 17.94% 17.39% 39.70% 

2009 12.19% 12.68% 24.04% 11.85% 12.05% 26.36% 

 
 

Year 
North Minneapolis City of Minneapolis 

All White Black All White Black 

2006 24.95% 22.61% 34.79% 18.74% 17.97% 32.81% 

2007 29.14% 25.03% 43.75% 20.79% 19.58% 41.04% 

2008 30.22% 27.03% 45.81% 20.31% 19.62% 41.34% 

2009 19.26% 18.45% 36.71% 13.78% 14.01% 30.68% 

 
 

Geographic Disparities by Race 

Year Black White All 

2006 1.06 1.26 1.33 

2007 1.07 1.28 1.40 

2008 1.11 1.38 1.49 

2009 1.20 1.32 1.40 

 
 

Racial Disparities by Geographic Location 

Year Metro Area Hennepin County North Minneapolis City of Minneapolis 

2006 1.75 1.89 1.54 1.83 

2007 1.97 2.24 1.75 2.10 

2008 2.09 2.28 1.69 2.11 

2009 1.90 2.19 1.99 2.19 

 
*All geographic areas constructed using census tracts from 2000 U.S. Census 

 
LDR = Loan Denial Rate: 

 LDR = (Total # Loan Denials/Total # Loan Applications) x 100   

 Geographic Disparity = LDR North Minneapolis (%)/LDR City of Minneapolis (%) 
Geographic disparity exists when (LDRn/LDRm) > 1 

 Racial Disparity = LDR Black (%)/LDR White (%) 
Racial disparity exists when (LDRb/LDRw) > 1  
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Appendix II 
Homeownership Rates* 

 
 

Race 

MSA, all MSA, principal cities 

All Incomes 
Low Income 
(<$50,000) 

All Incomes 
Low Income 
(<$50,000) 

White 78.90% 57.99% 64.16% 43.96% 

Black 28.66% 14.69% 22.48% 13.79% 

American Indian/ 
Alaskan Native 

37.48% 14.65% 20.75% 7.20% 

Asian/ 
Pacific Islander 

63.84% 40.85% 40.44% 22.78% 

Hispanic 48.39% 32.25% 33.98% 22.62% 

Other 55.65% 36.32% 37.47% 19.44% 

 

Race 

MSA, outside principal cities Hennepin County 

All Incomes 
Low Income 
(<$50,000) 

All Incomes 
Low Income 
(<$50,000) 

White 82.28% 62.78% 74.67% 53.22% 

Black 35.83% 16.19% 24.63% 12.93% 

American Indian/ 
Alaskan Native 

48.55% 22.61% 29.59% 13.31% 

Asian/ 
Pacific Islander 

74.03% 59.66% 55.37% 35.15% 

Hispanic 58.73% 41.25% 36.87% 24.25% 

Other 66.29% 49.77% 50.95% 34.49% 

 

Race 
City of Minneapolis 

Hennepin County, outside City of 
Minneapolis 

All Incomes 
Low Income 
(<$50,000) 

All Incomes 
Low Income 
(<$50,000) 

White 63.31% 43.96% 75.14% 58.02% 

Black 20.65% 12.88% 36.54% 19.57% 

American Indian/ 
Alaskan Native 

23.14% 10.63% 45.21% 24.17% 

Asian/ 
Pacific Islander 

39.06% 21.24% 64.06% 47.82% 

Hispanic 28.65% 16.95% 47.53% 37.29% 

Other 40.16% 25.60% 53.09% 30.97% 
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Geographic Disparities by Race 

White Black 

All Incomes 
Low Income 
(<$50,000) 

All Income 
Low Income 
(<$50,000) 

1.19 1.32 1.77 1.52 

 

American Indian/Alaskan Native Asian/Pacific Islander 

All Incomes 
Low Income 
(<$50,000) 

All Income 
Low Income 
(<$50,000) 

1.95 2.27 1.64 2.25 

 

Hispanic Other 

All Incomes 
Low Income 
(<$50,000) 

All Income 
Low Income 
(<$50,000) 

1.66 2.20 1.32 1.21 

 
Racial Disparities by Geographic Location  

MSA, all MSA, principal cities 

All Incomes 
Low Income 
(<$50,000) 

All Income 
Low Income 
(<$50,000) 

2.75 3.95 1.46 3.19 

 

MSA, outside principal cities Hennepin County 

All Incomes 
Low Income 
(<$50,000) 

All Income 
Low Income 
(<$50,000) 

2.30 3.88 3.03 4.12 

 

City of Minneapolis 
Hennepin County, outside City of 

Minneapolis 

All Incomes 
Low Income 
(<$50,000) 

All Income 
Low Income 
(<$50,000) 

3.07 3.41 2.06 2.96 

 
*Calculations based on American Community Survey data from 2005-2009 
**Geographic locations are defined using guidelines set forth by the Office of Management and 
Budget (2008) 
 
HR = Homeownership Rate: 

 Geographic Disparity = HR Hennepin County, outside City of Minneapolis (%)/ 
HR City of Minneapolis (%) 

Geographic disparity exists when (HRh/HRm) > 1 

 Racial Disparity = HR White (%)/HR Black (%) 
Racial disparity exists when (HRw/HRb) > 1   
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Appendix III 
Geographic Definition of North Minneapolis  
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Appendix IV 
Interview Guide and Questions 

 
 

Name:      Title: 

 

Job Description: 

  

Programs Related to Homeownership:   
 

Introductory Statement: 

You have been selected as an interview participant in a research study conducted by students at 

the Humphrey School of Public Affairs.  We are studying racial disparities in homeownership, 

lending, and foreclosures in North Minneapolis, and you have been asked to participate due to 

your knowledge of the homebuying industry in this location. 

 

This interview will last no longer than one hour.  I will be recording your answers to the 

questions; however, all records of this study will be kept private and secure.  Only researchers 

for this study will have access to the data collected in this interview.  In any sort of report we 

might publish, we will not include any identifying information.  At the end of this semester, we 

will destroy all data collected from this interview. 

 

Your participation is voluntary, and you do not have to answer any question if you feel 

uncomfortable. You may also stop the interview at any time. 

 

Do you have any questions before we begin? 

 

Questions: 

1. Please describe the most important role the Minneapolis Urban League (MUL) can play in 

helping to improve homeownership in North Minneapolis. 

 

2. Should MUL’s efforts focus exclusively on the African American community, on North 

Minneapolis, on all of Minneapolis? 

 

3. Please identify any organizations you believe are effective at improving homeownership 

rates among African Americans.  Why do you believe they are effective? 

 

4. Please identify any programs/services/approaches you believe are particularly successful at 

improving homeownership rates in neighborhoods like those in North Minneapolis.  Why do 

you believe they are successful?   

 

5. In your perspective, are there barriers or potential barriers to programs that are working on 

improving homeownership rates in North Minneapolis?  What are they?  Why? 

 

6. What would you recommend to organizations/policymakers to help overcome these barriers? 
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7. Is there anything else we should be aware of regarding the topic of homeownership in North 

Minneapolis? 

 

8. Are there other community leaders, business leaders, or other contacts you would 

recommend that we speak with about this topic? 

 

Closing Statement: 

Thank you for your cooperation.  Just a reminder that everything said here is confidential, and if 

you have any questions or concerns after you leave, do not hesitate to contact Dr.Myers or the 

University of Minnesota.  I appreciate your participation.   

 

 
 

Name of Interviewer:    Date:  

 

Notes: 
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Appendix V 
Interview Survey 

 
 

To put your answers in context, we would like to gather some additional information from you.  

All answers will be kept anonymous.  Thank you. 

 

1. In North Minneapolis, do you believe Whites (non-Hispanic) are more or less likely to be 

homeowners when compared to ____________?  

 

(Please check your answer for each race/ethnicity) 

 

2. In Minneapolis, do you believe Whites (non-Hispanic) are more or less likely to be 

homeowners when compared to ____________?  

 

(Please check your answer for each race/ethnicity)  

 

3. What factors do you believe explain any racial disparities in homeownership rates? (You may 

circle more than one) 

 

 Family incomes 

 Credit rating/credit scores 

 Financial literacy 

 Savings and discretionary funds 

 Discrimination by major lenders (e.g., Wells Fargo, US Bank) 

 Discrimination by secondary mortgage companies (e.g., Freddie Mac, Fannie Mae)  

 Discrimination by smaller banks or unregulated lenders  

 Real estate broker discrimination 

 Predatory lending practices 

 Neighborhood characteristics (e.g., high crime rates)  

 Housing conditions 

 None of the above 

 Other (please specify): _____________________________________________________ 

 More Likely Less Likely Undecided 

Native American/Alaskan Native    

Asian/ Pacific Islander    

Black/African American    

Hispanic/Latino    

 More Likely Less Likely Undecided 

Native American/Alaskan Native    

Asian/ Pacific Islander    

Black/African American    

Hispanic/Latino    
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4. In North Minneapolis, do you believe Whites (non-Hispanic) are more or less likely to face 

foreclosure proceedings when compared to ____________?  

 

(Please check your answer for each race/ethnicity) 

 

5. In Minneapolis, do you believe Whites (non-Hispanic) are more or less likely to face 

foreclosure proceedings when compared to ____________?  

 

(Please check your answer for each race/ethnicity) 

 

6. What factors do you believe explain any racial disparities in foreclosure rates? (You may 

circle more than one) 

 

 Family incomes 

 Credit rating/credit scores 

 Financial literacy 

 Savings and discretionary funds 

 Discrimination by major lenders (e.g., Wells Fargo, US Bank) 

 Discrimination by secondary mortgage companies (e.g., Freddie Mac, Fannie Mae)  

 Discrimination by smaller banks or unregulated lenders  

 Real estate broker discrimination 

 Predatory lending practices 

 Neighborhood characteristics (e.g., high crime rates)  

 Housing conditions 

 None of the above 

 Other (please specify): _____________________________________________________ 

 

 

 

 

 

 

 

 More Likely Less Likely Undecided 

Native American/Alaskan Native    

Asian/Pacific Islander    

Black/African American    

Hispanic/Latino    

 More Likely Less Likely Undecided 

Native American/Alaskan Native    

Asian/ Pacific Islander    

Black/African American    

Hispanic/Latino    
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7. What is your age? (Circle one) 

 18-24 years 

 25-35 years 

 36-45 years 

 46-55 years 

 56-65 years 

 66 years and over 

 

8. What is your gender? (Circle one) 

 Male 

 Female 

 

9. Please specify your ethnicity.  (Circle one) 

 Hispanic/Latino 

 Not Hispanic/Latino 

 

10. Please specify your race.  (Circle all that apply) 

 Native American/Alaskan Native 

 Asian/Pacific Islander 

 Black/African American 

 White/Caucasian 
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Appendix VI 
Interview Survey Results 

n=11

 
 
Homeownership Data 
The majority of respondents felt people of color were less likely to own homes in both North 
Minneapolis and Minneapolis in comparison to Whites.   
 
North Minneapolis 

*in comparison to Whites (non-Hispanic) 
 
Minneapolis 

*in comparison to Whites (non-Hispanic)   

 More Likely to  
Own Homes* 

Less Likely to  
Own Homes* 

Undecided 

Native American/Alaskan Native 9% 91% -- 

Asian/ Pacific Islander 9% 55% 27% 

Black/African American 27% 73% -- 

Hispanic/Latino 9% 73% 18% 

 More Likely to  
Own Homes* 

Less Likely to  
Own Homes* 

Undecided 

Native American/Alaskan Native 9% 91% -- 

Asian/ Pacific Islander 9% 64% 18% 

Black/African American 9% 91% -- 

Hispanic/Latino 9% 82% 9% 
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Respondents also identified a number of factors they believe contribute to racial disparities in rates 
of homeownership.

 
Foreclosure Data 
The majority of respondents felt people of color were more likely to face foreclosure proceedings in 
both North Minneapolis and Minneapolis in comparison to Whites. 
 
North Minneapolis 

*in comparison to Whites (non-Hispanic) 
 
Minneapolis 

*in comparison to Whites (non-Hispanic) 

100% 100% 100%
91%

64%

36%

64%
55%

82%

45%
36%

Factors in Homeownership Rates

 More Likely to  
Face Foreclosure* 

Less Likely to  
Face Foreclosure* 

Undecided 

Native American/Alaskan Native 64% 18% 18% 

Asian/ Pacific Islander 45% 9% 36% 

Black/African American 64% 9% 27% 

Hispanic/Latino 64% 18% 18% 

 More Likely to  
Face Foreclosure* 

Less Likely to  
Face Foreclosure* 

Undecided 

Native American/Alaskan Native 64% 18% 18% 

Asian/ Pacific Islander 45% 18% 27% 

Black/African American 64% 18% 18% 

Hispanic/Latino 64% 18% 18% 
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Respondents also identified a number of factors they believe contribute to racial disparities in rates 
of foreclosures.  

 
 
 
 
 
Respondent Demographics 
 

Age 18-24 25-35 36-45 46-55 56-65 66+ 
 0 1 3 2 4 1 

Gender Male Female --  -- -- -- 
 7 4 -- -- -- -- 

Race/Ethnicity 

Native 
American/ 

Alaskan 
Native 

Asian/ 
Pacific 

Islander 

Black/ 
African 

American 

White/ 
Caucasian 

Hispanic/ 
Latino 

Not 
Hispanic/ 

Latino 

 0 0 5 6 0 11 

 
 
 
 
 
 
 

91%

64%

100%

55% 55%

36% 36%
27%

82%

45%
55%

Factors in Foreclosure Rates
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Appendix VII 
 

 

 

 
 
 
 
 

http://minnesota.publicradio.org/collections/special/columns/minnecon/assets_c/2011/02/mnhoc2.shtml
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Appendix VIII 
Neighborhood Demographics by Race and Ethnicity 

 
 

Neighborhood 
Name 

2010 Population, Race and Ethnicity 

Total 
Populatio

n 

Perce
nt 

Non-
White White 

Hispani
c or 

Latino 

Black or 
African 

America
n 

 
Americ

an 
Indian 

and 
Alaska 
Native Asian  

Native 
Hawaiia

n or 
Some 
Other 
Race 

Two 
or 

More 
Races 

Cleveland      3,025  49%    1,528        206        878        36  
      
226        11  

      
140  

Folwell      5,344  70%   1,614        378     2,388        78  
      
579          9  

      
298  

Harrison      3,211  71%     928        293     1,272        38  
      
552        12  

      
116  

Hawthorne      4,567  84%     738        404     2,198        69  
      
861        20  

      
277  

Jordan      7,360  82%   1,325        611     3,595        89  
   
1,353        25  

      
362  

Lind - Bohanon      4,569  55%   2,071        348     1,332        91  
      
488          7  

      
232  

McKinley      3,132  75%   793       296     1,323        57  
      
478        18  

      
167  

Near - North      5,968  86%     810        655     3,355        61  
      
765        17  

      
305  

Shingle Creek      3,031  58%      1,268        300        746        40  
      
515        11  

      
151  

Sumner - 
Glenwood      1,475  86%        205         49     1,046        14  

      
106          4         51  

Victory      4,580  33%      3,068        220        798        36  
      
235        26  

      
197  

Waite Park      5,244  18%      4,301        347        222        24  
      
197        12  

      
141  

Webber - 
Camden      5,097  62%      1,925        327     1,965        99  

      
488        21  

      
272  

Willard - Hay      8,611  83%      1,438        643     4,873      137  
      
985        28  

      
507  

Total - City-wide  382,578  40%  230,650   40,073   69,971   6,351  
 
21,399   1,130  

 
13,004  

Total - Near 
North 
Neighborhoods    31,192  83%      5,444     2,655   16,339      408  

   
4,622      106  

   
1,618  

Total - Camden 
Neighborhoods    28,778  57%    12,267     2,075     9,430      437  

   
3,009      103  

   
1,457  

Total - North 
Minneapolis    59,970  70%    17,711     4,730   25,769      845  

   
7,631      209  

   
3,075  
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Appendix IX 
Residential Parcels, Homestead Properties, and Property Values 

 
Number of Residential Parcels in North Minneapolis 

Neighborhood 1995 2000 2005 2006 2007 2008 2009 2010 

SHINGLE CREEK 1,092 1,056 1,086 1,088 1,088 1,089 1,088 1,088 

LIND-BOHANON 1,711 1,586 1,645 1,672 1,674 1,675 1,669 1,669 

VICTORY 1,879 1,876 1,882 1,882 1,882 1,883 1,880 1,879 

WEBBER-CAMDEN 1,628 1,621 1,638 1,635 1,638 1,637 1,624 1,617 

CLEVELAND 1,220 1,179 1,183 1,186 1,186 1,182 1,178 1,173 

FOLWELL 1,862 1,857 1,852 1,851 1,854 1,848 1,835 1,832 

MCKINLEY 1,065 1,004 1,012 1,006 1,010 1,010 997 993 

Camden Total 10,457 10,179 10,298 10,320 10,332 10,324 10,271 10,251 

JORDAN 2,118 2,008 2,092 2,098 2,097 2,085 2,046 2,027 

HAWTHORNE 1,146 1,032 1,142 1,133 1,121 1,099 1,038 1,024 

WILLARD-HAY 2,350 2,355 2,422 2,433 2,442 2,435 2,428 2,419 

NEAR NORTH 1,017 1,019 1,103 1,069 1,071 1,077 1,073 1,079 

HARRISON 563 558 576 574 583 581 582 581 

SUMNER-GLENWOOD     97 140 154 169 169 148 

Near North Total 7,194 6,972 7,432 7,447 7,468 7,446 7,336 7,278 

North Total = 17,651 17,151 17,730 17,767 17,800 17,770 17,607 17,529 

City Wide Total =  98,716 98,661 107,920 109,812 112,407 112,761 112,606 112,584 

% of City Wide 
Parcels in North  17.88% 17.38% 16.43% 16.18% 15.84% 15.76% 15.64% 15.57% 

 
Homestead Properties in North Minneapolis 

Neighborhood 1995 2000 2005 2006 2007 2008 2009 2010 

SHINGLE CREEK 1,043 1,010 954 932 928 907 895 842 

LIND-BOHANON 1,565 1,426 1,408 1,385 1,355 1,332 1,271 1,185 

VICTORY 1,804 1,793 1,720 1,686 1,677 1,658 1,630 1,566 

WEBBER-CAMDEN 1,427 1,402 1,286 1,215 1,176 1,155 1,111 1,043 

CLEVELAND 1,122 1,066 996 968 958 948 925 869 

FOLWELL 1,627 1,588 1,396 1,299 1,269 1,200 1,147 1,056 

MCKINLEY 873 814 672 633 609 572 550 510 

Camden Total 9,461 9,099 8,432 8,118 7,972 7,772 7,529 7,071 

JORDAN 1,571 1,442 1,277 1,188 1,134 1,077 1,027 925 

HAWTHORNE 710 667 643 593 558 541 503 459 

WILLARD-HAY 1,887 1,903 1,737 1,655 1,590 1,570 1,556 1,462 

NEAR NORTH 755 799 791 713 707 706 687 628 

HARRISON 392 403 376 365 368 362 361 340 

SUMNER-GLENWOOD     11 52 70 84 95 90 

Near North Total 5,315 5,214 4,835 4,566 4,427 4,340 4,229 3,904 

North Total =      14,776 14,313 13,267 12,684 12,399 12,112 11,758 10,975 

North Percent Homestead 83.70% 83.52% 75.00% 71.59% 69.85% 68.35% 66.98% 62.80% 

City-wide Total =  86,001 86,474 87,139 86,937 87,335 86,800 86,017 81,839 

City-wide Percent Homestead  87.12% 89.80% 85.02% 83.67% 82.74% 82.08% 81.53% 77.59% 
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Estimated Market Value of Property in North Minneapolis 

Neighborhood 1995 2000 2005 2006 2007 2008 2009 2010 

SHINGLE CREEK 62,750 88,000 167,000 169,500 169,250 137,500 121,500 112,500 

LIND-BOHANON 52,000 76,000 156,500 159,000 159,000 135,000 118,500 103,500 

VICTORY 64,000 89,500 174,000 183,000 182,500 153,000 137,500 131,000 

WEBBER-CAMDEN 50,000 67,500 152,500 155,000 154,500 132,500 119,000 110,000 

CLEVELAND 56,000 78,000 163,000 164,500 154,500 135,500 122,000 114,000 

FOLWELL 49,000 65,000 146,500 149,000 132,000 120,500 111,500 94,000 

MCKINLEY 45,500 59,500 143,000 146,500 128,500 114,000 106,500 91,500 

Camden EMV Median 52,000 76,000 156,500 159,000 154,500 135,000 119,000 110,000 

JORDAN 41,000 58,500 148,000 147,500 138,000 121,500 105,000 89,500 

HAWTHORNE 35,000 53,000 152,500 160,000 154,500 132,000 105,000 88,000 

WILLARD-HAY 44,500 68,000 166,500 168,000 153,000 139,500 122,500 106,000 

NEAR NORTH 44,000 68,500 174,500 185,000 173,000 155,000 127,900 110,000 

HARRISON 43,000 55,000 167,250 172,000 164,000 147,000 117,500 102,500 

SUMNER-GLENWOOD 0 0 26,300 190,400 251,250 230,000 196,500 176,750 

Near North EMV Median 42,000 56,750 159,500 170,000 159,250 143,250 120,000 104,250 

Combined North EMV 
Median 45,500 67,500 156,500 164,500 154,500 135,500 119,000 106,000 

City-wide EMV Median = 65,500 99,500 202,000 209,000 208,000 192,200 184,500 176,500 

 
 
 
 
 
 
 

 
The city as a whole gained 9,462 residential properties from a low of 96,293 residential parcels in 
2000 to reach a high of 105,755 parcels in 2008.  City-wide levels in 2010 were just slightly lower, at 
105,477 parcels.  In North Minneapolis, a similar yet smaller rise occurred, going from a low of 
17,138 parcels in 2000 to a high of 17,750 parcels in 2007, for a gain at the peak of 612 parcels or 
3.57% growth, versus the 9.83% growth displayed city-wide at its peak.  Just as notable is that all of 
the growth that occurred in North Minneapolis was lost by 2010, when the number of residential 
parcels fell below the count from 1995.  
 
In addition to losing residential properties, North Minneapolis has lost a tremendous amount of 
value, both at the level of individual properties and community-wide.  Looking at the Estimated 
Market Value (EMV) of properties calculated by the City Assessor's office annually provides some 
information to help quantify this loss.  It is important to note that the valuations done by the 
assessor's office generally lag the actual marketplace (i.e., when property values are rising) EMV has 
generally risen more slowly than actual values and are at least a year behind due to the schedule of 
setting values in advance for the upcoming tax year, and vice versa when the market drops.  
Therefore, the median EMV for residential property in North Minneapolis provides some data that 
demonstrates clearly that there has been a huge loss in property value within the community, which 

% of Population that is non-
White: 

0-40 (less than  
city average) 

41-69% 

70-100% (above  
North Average) 
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disproportionate to the rest of the city, but it likely understates the severity of the total drop that has 
occurred. 
 
While as part of our research we looked at rates of homeownership across different geographic 
bounds by race, we were not able to capture trends in those rates with that data.  To add to that 
information, we can use the percent of properties within the city of Minneapolis and its 
neighborhoods that are classified as a homestead as a proxy for homeownership.  City-wide the 
percent of residential parcels with homestead classification has fallen from 87.12% in 1995 to 77.5% 
in 2010, and the decline has been even steeper in North Minneapolis, going from 83.70% in 1995 to 
62.80% in 2010.  While a portion of foreclosures occurring in these communities has unquestionably 
been made up of investor owned property, the steep decline in homestead properties clearly 
indicates a significant loss of owner occupied homes as well.  In looking at the rates for North 
Minneapolis from 1995 through 2000, when the city as a whole actually saw an increase in the 
percentage of homesteaded properties, these neighborhoods held essentially steady at 83%.  
However, over the next five years both the city as a whole and the North neighborhoods began 
seeing a decline.  The more than eight percentage point drop in North Minneapolis‟ rate eclipsed the 
city-wide three percentage point drop, but was not nearly as exaggerated as what occurred at the end 
of the decade, when those neighborhoods plummeted another almost thirteen percentage points, 
compared to the city wide drop of less than eight percentage points. 
 
 

 


