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SECTION 1 - INTRODUCTION
The City of St. Cloud is an entitlement city which receives Community Development
Block Grant (CDBG) funds. In order to comply with the federal regulations associated
with CDBG funding, each entitlement city must certify that it is affirmatively furthering
fair housing. Such an affirmation requires the community to conduct an analysis to
identify the impediments to fair housing choices within their jurisdiction. This analysis
should:
1. Be accurate and substantially complete based upon generally available
data;
2. Address identified impediments by eliminating those within the control of
a jurisdiction and overcome the effects of an impediment outside the
jurisdiction’s control;
3. Result in meaningful and measurable progress; and
4. Resolve all charges of fair housing violations noted by a federal agency.
“Fair housing choice” is the ability of persons or households to have the same or similar
housing choices regardless of race, color, religion, sex, handicapped, familial status, or
national origin. Minnesota law also adds marital status, creed, status with regard to
public assistance, and sexual orientation as protected classes.
“Impediments to fair housing choice” are any actions, omissions, or decisions taken
which restrict housing choices or the availability of housing choice based upon the
race, color, religion, sex, handicapped, familial status, national origin, marital status,
status with regard to public assistance, or sexual orientation of the person or household.
HUD generally defines impediments to fair housing choice to include acts or omissions in
three categories. These categories are as follows:
1. Actions which constitute violations or potential violations of the Fair
Housing Act;
2. Actions which are counter-productive to fair housing choice such as
resistance to the introduction of minority, immigrant, disabled, or low
income populations into a community;
3. Actions which have the effect of restricting housing opportunities on the
basis of protected classifications.
“An analysis of impediments to fair housing choice” is a review of the jurisdiction’s
policies, procedures, and practices that affect the location, availability, and
accessibility of housing. This includes current residential patterns and conditions related
to fair housing choices.
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SECTION 2 - METHODOLOGY
Community Housing Study
During the summer of 2013, the City of St. Cloud and multiple community stakeholders
commissioned Western Economic Services, LLC to facilitate a Community Housing Study
to enhance understanding of housing and homelessness issues throughout the
community. The 2013 Community Housing Study collected and evaluated both
quantitative and qualitative information about housing and homeless needs in the City
of St. Cloud. The Community Housing Study provides a thorough examination of a
variety of data sources related to housing supply, demand, and availability that can
aid in formulating local policy and support both implementation and housing project
decisions. While the City of St. Cloud served as the project manager and fiscal agent
for the Community Housing Study, many community members contributed in-kind
advisory roles and direct financial support to the effort, including:
Catholic Charities
CentraCare Health Systems
Central Minnesota Community Foundation
Central Minnesota Habitat for Humanity
Central Minnesota Housing Partnership
Central Minnesota Housing Association
City of St. Cloud
Initiative Foundation
St. Cloud HRA
Tri-County Action Program
United Way of Central Minnesota
State of Minnesota Analysis of Impediments to Fair Housing Options
The State of Minnesota commissioned Western Economic Services, LLC. in 2011 to
prepare an Analysis of Impediments to Fair Housing Choice for Plan Years 2012-2016.
The State analysis identified State-wide and geographically defined impediments to fair
housing options and suggested actions for resolution of these concerns. Five regional
forums were held as part of the State process, including one in St. Cloud. Data and
findings of the State analysis have been incorporated here as relevant.
Community Prioritization Workshop
The City of St. Cloud conducted a community workshop on December 10, 2014 to
identify and prioritize issues for the drafting of the 5-year CDBG Consolidated Plan and
update of the Analysis of Impediments to Fair Housing. The identified issues, strategies,
and priorities for the Community Development Block Grant program’s four focus areas
(fair housing, homelessness, affordable housing, and community development) are
incorporated into this Analysis. The following parties participated in the community
prioritization workshop:
Emily Bezdicek
Lisa Braun

Tri-CAP
City of St. Cloud
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Lisa Drew
Lana Faber
Pegg Gustafson
Sue Hanks
Laura Hood
AG Huot
Marly Keller
Dean Loidolt
John McCray
Cathy Mehelich
Bruce Michaels
Christine Midthun
Brittany Orson
Conni Orth
Louise Reis
Dan Roberts
Harvey Schmitt
Patrick Shepard
Angie Thaxton
Kevin Windhauser
Scott Zlotnik

Tri-CAP
Catholic Charities
St. Cloud Downtown Council
Catholic Charities
City of St. Cloud
Central Minnesota Housing Partnership
Whitney Senior Center Advisory Board
Central Minnesota Council on Aging
Citizen
City of St. Cloud
Whitney Senior Center Advisory Board
United Way of Central Minnesota
St. Cloud Area Crisis Nursery
St. Cloud Area Crisis Nursery
St. Cloud HRA
Tri-CAP
Catholic Charities
Tri-CAP
Central Minnesota Habitat for Humanity
Central Minnesota Housing Partnership
City of St. Cloud

Fair Housing Focus Group
The City of St. Cloud conducted a fair housing workshop on December 16, 2014. The
focus group’s 9 participants and 2 staff facilitators convened for 1.5 hours to review and
revise the 2010 Analysis and the 2014 public input regarding CDBG focus areas and the
City’s Comprehensive Plan and Consolidated Plan. Participants also assisted with
drafting of this Analysis. The following parties participated in the December 16, 2014
focus group to update the “Analysis of Impediments to Fair Housing in the City of St.
Cloud, Minnesota”:
AG Huot
Dean Loidolt
Louise Reis
Kevin Windhauser
Lisa Marvin
Bruce Johnson
Laura Hood
Danielle Thiel
Kaydee Stockinger

Central Minnesota Housing Partnership
Central Minnesota Council on Aging
St. Cloud HRA
Central Minnesota Housing Partnership
Essence Property Management
Central Minnesota Habitat for Humanity
City of St. Cloud
Tri-CAP
Tri-CAP

Regional Human Rights Office and City Attorney’s Office
The City of St. Cloud consulted with Rich Cousin, Human Rights Enforcement Officer
from the St. Cloud Regional Human Rights Office and Matthew Staehling, St. Cloud City
Attorney, to assess the current legal status of fair housing complaints within the City of
St. Cloud and provide further guidance regarding the findings and recommendations
of this Analysis.
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SECTION 3 - JURISDICTIONAL BACKGROUND DATA
U.S. Census data from the 2000 and 2010 decennial Census and subsequent American
Community Surveys were used to prepare this Analysis. The ACS data covers similar
topics to the Decennial Census counts but include data not appearing in the 2010
Census, such as household income, attributes of housing unit, household with housing
problems, and poverty. The key difference of these data sets is that ACS data
represents a five-year average of annual data estimates as opposed to a point-in-time
100 percent count; the ACS data reported herein span from the years 2007 through
2011. The ACS figures are not directly comparable to decennial Census counts because
they do not account for certain population groups such as the homeless. However,
percentage distributions from the ACS data can be compared to distributions from the
2000 and 2010 Censuses. Nonetheless, analyzing these two forms of Census data allows
for comparisons of change that have occurred in recent years within certain
demographics related to protected classes.
Demographic Data
St. Cloud’s population grew 11.4 percent from 2000 to 2010, while the three-county
area of Benton, Sherburne, and Stearns Counties expanded nearly 20 percent. The city
is much more racially diverse than the region. The white population in the City of St.
Cloud rose a modest 2.7 percent over that decade, while it rose some 15.6 percent in
the region. Still, many racial and ethnic groups expanded dramatically in both the
region and the city. The black population rose 267.5 percent in the city, comprising 7.8
percent of the total population, and 268.4 percent in the region. Hispanics jumped
103.7 percent in the city, but comprising only 2.4 percent of the total, with a rise of 137.9
percent in the region, as seen in the table below.
It is interesting to investigate if
communities are becoming more
diverse and integrated over time.
A common measure is one of
“disproportionate share”. If an
area
has
more
than
10
percentage points above the
geographic average, then areas
of over concentrations of selected
minorities are occurring. This would represent areas of the City that may have 17.8
percent concentrations of blacks or 12.4 for Hispanics in 2010. This computation has
been portrayed for the City of St. Cloud in the following four geographic maps, with
change between 2000 and 2010 seen. Minorities in the City of St. Cloud are not facing
disproportionate or increasing shares, even though some areas of the city have slightly
higher rates of these minorities than others. This indicates diversity and integration in the
City.
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Households Data
The number of household sizes in the City of St. Cloud expanded by 12.3 percent from
2000 to 2010. However, some household sizes grew much more quickly than others. Five
person households fell by 6.7 percent over the period, but one and two-person
households grew by 14.6 and 16.3
percent, respectively. While a
much smaller quantity, large
households, comprising six or seven
or more persons per household
rose very strongly, jumping 26.9
and 53.2 percent, respectively.
Given the rise in immigrant
populations in the region, as noted
above in the discussion of rising racial and ethnic diversity of the City, a continuing rise
in large households is quite likely.
Furthermore, the mix of types of households is also undergoing considerable change,
with single parent and non-family households making up a larger share of all
households. While total households grew some 12.3 percent, family households
expanded more slowly, at just 8.8 percent, and non-family households rose 16.4
percent. Owner-occupied married-couple family households actually fell 0.4 percent.
Other family households expanded 30.7 percent, with rental-occupied rising 66.4
percent.
Disability Data
The Census Bureau defines “disability” as a
lasting physical, mental, or emotional
condition that makes it difficult for a person to
conduct daily activities or impedes him or her
from being able to go outside the home alone
or to work. The comparison of the 2000 Census
and 2011 American Community Survey
indicates that the number of disable persons in
St. Cloud rose from roughly 7,500 to 7,911 persons. However, given population growth
during that same time frame, the disability rate dropped from roughly 13.8 percent to
12.3 percent. The 18 to 64 age cohorts contain the highest number of disabled persons.
Still, the disability rate is the highest for elderly citizens, some 44.6 percent for males and
39.4 percent for females of the
age of 75 or older.
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Income Data
The table to the right presents
the 2000 Census and the 2010
American Community Survey
information related to the
distribution
of
household
incomes in both the City of St.
Cloud and the three-county
region. While this table does
not account for changes in the
cost of living or inflation, the
number of households with
incomes of less than $15,000
grew nearly 25 percent over the decade. At the same time, the number of households
within incomes of less than $15,000 throughout the region expanded 4.4 percent.
However, SCSU student enrollment was reaching an all-time peak at this time, and
college students rarely make more than $15,000 per year. Consequently, the student
enrollment at SCSU may have accounted for much of this substantive rise in lower
income households. Nonetheless, the increasing number of families and individuals
living in poverty within the community remains a growing concern.
Poverty Data
In the City of St. Cloud, the poverty rate in 2000 was 13.1 percent, with 7,171 persons
considered to be living in poverty. More than 380 children under the age of 6 were
counted as living in poverty at that time, in addition to more than 553 persons aged 65
and older. The 2011 American
Community Survey data showed
that poverty in St. Cloud increased
to 23.9 percent, with the number
of persons in poverty increasing
for all groups under age 65. The
most dramatic increase was seen
among persons aged 18 to 64,
which rose some 76 percent. The total number of persons in poverty more than
doubled. However, it must be noted that a precise comparison of Census to ACS figures
cannot be correctly done due to differences in data collection methods, even though
the ACS is the best method available at the time for small geographic areas.
While poverty rates seemed to have changed dramatically, this did not turn out to be
uniformly true across the entire City of St. Cloud. As seen on the following maps, poverty
was more concentrated in selected areas of the core of the City, near the University.
The large increase in the non-student rental properties and student population
between 2000 and 2010 may have disproportionally contributed to the concentrations
of poverty in these particular areas.
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Homelessness Data
The number of homeless and special needs persons in
the City of St. Cloud is a notoriously difficult population
to establish a reliable baseline count. In the 2010
Census, the homeless were included as a subset of the
group quarter’s population, indicating a limited
interpretation of homelessness, particularly those
unsheltered. The Central Minnesota Continuum of
Care conducts periodic point-in-time counts of
unsheltered homeless populations. The homeless count fluctuated from 26 in January
2010 to 146 in July of 2012, but the data tends to indicate a wildly seasonal fluctuation,
with July data much higher.
The second tabulation of the homeless count
indicates the number of homeless persons by type
of facility, such as emergency, transitional, or
permanent supportive housing. This count also has
fluctuated significantly over the past few years;
with emergency shelter counts falling from 115
persons in 2010 to 90 in 2012, but jumping right
back up to 117 in January 2013. Those in
transitional housing rose continuously, from 113 in 2010 to 209 in 2013. Use of permanent
supportive housing also rose continuously, from 130 in 2010 to 243 in 2013. Overall, this
tabulation shows that the point-in-time counts in each of these four one-year time
periods rose from 358 to 569.
Each of these homeless counts have excluded any
persons who are homeless but not sheltered in any
way. In an attempt to capture a more complete
picture of homelessness, the St. Cloud public school
system attempts to count those enrolled students
that appear to lack a place of permanent
residence. This count would exclude any family
members not enrolled in school. While only a
snapshot of a portion of the total population, these
data also fluctuate rather wildly, but are significantly higher than the point-in-time
count, as noted.
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SECTION 4 – FAIR HOUSING ENFORCEMENT, STATUS, AND TRENDS
City of St. Cloud
The City of St. Cloud enforces local, state, and federal code requirements. These
include accessibility requirements under the Fair Housing Act and the Minnesota Human
Rights Act. The City continues to monitor changes in state and federal policies to
address potential direct and indirect fair housing impacts and take action to resolve
these matters when possible.
St. Cloud Regional Human Rights Office
The St. Cloud Regional Human Rights Office (SCRHRO) was created on September 1,
2010 to serve the cities of Saint Cloud and Saint Joseph, Minnesota. One full-time
Enforcement Officer and a half-time Administrative Assistant staff the SCRHRO. The
SCRHRO is a satellite office of the Minnesota Department of Human Rights (MDHR),
which enforces the Minnesota Human Rights Act. The SCRHRO also provides outreach,
education and intake functions for those in the Saint Cloud and Saint Joseph areas of
Minnesota on a year-round basis. Some specific activities within those functions include:
•
•
•
•
•
•
•

Providing training on the provisions of the Minnesota Human Rights Act;
Providing other education and outreach services;
Coordinating forums and cultural diversity events that may be conducted by
other entities or consultants;
Conducting complaint intake;
Conducting pre-investigative dispute resolution;
Forwarding complaints to the State Office in St. Paul when necessary;
Assisting the SCRHRO and the Regional Human Rights Advisory Commission.

The SCRHRO and MDHR accept charges of discrimination that allege a violation of the
Minnesota Human Rights Act. The SCRHRO assesses allegations to determine whether
the conduct alleged would potentially violate the Act. The SCRHRO files initial charges
and conducts preliminary interviews, investigations, mediation, and pre-settlement
determinations for cases that occur in St. Cloud, St. Joseph, Sartell, and Sauk Rapids.
Central Minnesota Legal Services
Central Minnesota Legal Services provide education, investigation, and other
assistance to households alleging they have been the victims of illegal discrimination.
Central Minnesota Legal Services, and its St. Cloud office location, considers cases
involving private housing problems including evictions, repair problems, foreclosures,
and contract for deed cancellations.
Fair Housing Complaints
Based upon information received from the Department of Housing and Urban
Development (HUD) and the Minnesota Department of Human Rights (MDHR), no
charge or finding of probable cause of housing discrimination has been made against
16
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the City of St. Cloud or any governmental entity within its jurisdiction. Further, the
jurisdiction has not had any housing discrimination suits filed against it by the
Department of Justice, Minnesota Attorney General’s Office, or private parties.
As a final matter, there has been no determination of unlawful segregation by a court
or the Department of Housing and Urban Development against St. Cloud. In addition,
there has been no finding of noncompliance under Title VII of the Civil Rights Act or
Section 504 of the Rehabilitation Act of 1973. The Secretary for HUD has issued no
probable cause determination against any landlord in the City of St. Cloud since 1999.
To the extent any complaints have been made to HUD since that time, they have been
resolved by Conciliation Agreement.
Fair Housing Audits
With regard to multi-family housing, the City of St. Cloud has attempted to conduct
annual audits to assess barriers for minority households. Due to an extraordinarily tight
rental market from 2000-2002, and the lack of an entity with the capability to perform
audits, only one audit was performed in the City of St. Cloud since 2000.
The 2003 audit and the subsequent investigation showed no concrete examples of
disparate treatment based upon race. This is a significant improvement from the 1997
audit showing disparate treatment based upon race in 60% of the tests. These results
must be viewed with some caution for several reasons. First, the vacancy rate in 2003
had increased significantly, to the extent that local landlords were experiencing some
difficulty in completely filling their units. Second, due to enforcement efforts by the City
of St. Cloud, local landlords were more aware of efforts to evaluate their admission
procedures. Third, the audit tested only a small segment of the overall landlord-tenant
relationship.
Nonetheless, the 2003 audit shows a significant improvement in
decreasing incidents of housing discrimination and admissions to multi-family housing.
The City of St. Cloud has focused its fair housing enforcement on performing annual
housing audits and filing complaints with the Department of Housing and Urban
Development based upon the results of those audits. Concern has been expressed,
though, that these audits do not sufficiently evaluate the types of housing discrimination
which may occur in the area. Certainly, these audits only measure discrimination in the
initial stage of applying for housing. The City of St. Cloud continues to receive
complaints regarding housing discrimination in other aspects of multi-family housing.
Suggestions have been made to test deeper into the application process or to test on
particular aspects of applicant history, such as felony criminal history. Other suggestions
include developing capacity to perform “complaint based” testing. This type of testing
would be performed on a particular housing provider after a credible complaint was
lodged with the local human rights commission. There have also been several
suggestions relating to conducting investigations into allegations of discrimination which
occurs after a tenancy has begun, along with suggestions to expand enforcement
efforts into a regional effort.
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SECTION 5 – PUBLIC SECTOR PROGRAMS AND PRACTICES
The 2013 St. Cloud Community Housing Survey, distributed by the City of St. Cloud,
asked respondents for their observations about the perceived needs of housing within
the community and barriers to the development of those housing projects. Select
responses from the 353 survey participants are summarized in the following tables, while
additional responses can be found within the 2013 St. Cloud Community Housing
Survey. These survey questions primarily address public sector programming and
practices, although a number of the findings are also applicable to the private sector
practices of Section 6 of this Analysis.
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Development Regulations
Local zoning laws, building codes, and site selection policies do not discriminate
against any protected classification on their face. During the past 10 years, the
connection between the availability of affordable housing and fair housing has
generally been accepted in the
community.
As a result, a
general impediment to fair
housing arises from difficulties in
creating affordable housing.
Virtually all zoning, building, and
site selection codes increase the
cost of creating affordable
housing. In 2003, the City of St.
Cloud led a committee of local
planners
and
housing
developers through a process
intended to identify barriers and
appropriate
solutions
to
increasing the supply of life
cycle housing in the St. Cloud
area. The City implemented a
number of policy and regulatory
changes as a result of these
discussions
to
increase
appropriately
zoned
land
supply,
allow
smaller
lot
sizes/higher density, and reduce
infrastructure standards with the
aim of decreasing housing
development costs.

Multiple Jurisdictions
In the St. Cloud area, efforts to address the rising cost of housing are hampered by the
high number of independent government jurisdictions within a relatively small area. It is
difficult to establish regional standards and procedures, which can uniformly reduce
the cost of producing housing. The City of St. Cloud and other local housing
stakeholders have recently committed to renewing its multi-jurisdictional discussions
regarding six identified barriers to affordable housing, including: infrastructure financing,
building codes and construction techniques, zoning and subdivision control, processing
and permitting improvements, resource protection standards, and miscellaneous local
strategies.
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Municipal Services - Generally
With regard to municipal services, there has been no discrimination and adequate
access to services exists in neighborhoods. Policies and procedures for refuse
collection, police and fire services, parks, and other city services are equal with no
distinction between neighborhoods.
Municipal Services – Law Enforcement
Enhancing the relationship between the police department and people of color
continues to be a focus for the City. The department has established a number of
community-based policing initiatives fostering positive environments for interaction of
officers and community, including: community crime impact team, citizen’s academy,
student internship program, at-risk youth mentoring, and others. As part of a strong,
diverse, and growing community, the department strives to:
•
•
•

Protect and preserve the constitutional rights of all people.
Develop, foster, and partner in problem solving with the community, and
Maintain an atmosphere that provides a high quality, caring, and participatory
department.
Public Transportation

Transportation services and public
transportation
are
generally
sufficient to link members of
protected classes with housing,
employment, and other services
within St. Cloud. During the past
decade, the bus system has been
expanded
to
increase
accessibility for individuals with
disabilities and low income
populations.
However,
as
housing,
employment
opportunities, and social service
agencies expand outside the City
of St. Cloud, accessible and
available transportation may be
more difficult for households who
are unable to utilize an individual
automobile. Route and schedule
improvements
should
be
reviewed periodically to ensure
the public transportation system is
adequately servicing protected
classes of people.
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Local Property Taxes
Local property taxes are assessed equally among local homeowners. There is
assistance for low income and senior households to defer payment of tax assessments
(due to local improvements) in order to keep housing affordable. However, changes in
state tax structure can have a negative impact upon affordable housing providers and
tenants, such as loss of renter’s credits and multiple-family taxation rates.
Committee Representation
The City of St. Cloud makes affirmative efforts to ensure all of its boards and committees
reflect the various populations in the community, including planning and zoning boards.
The City of St. Cloud has made significant strides in this regard with appointments made
in recent years. In addition, the City of St. Cloud has actively pursued increasing its
diversity in employment and volunteer activity over the past 15 years. This has included
altering internal city policy to increase diversity.
Core Neighborhood Initiatives
Neighborhood revitalization efforts in St. Cloud are focused on the oldest parts of the
City surrounding the downtown core. The concentration of minority residents in core
neighborhoods has risen during the past decade as the community becomes more
diverse as a whole. The City has worked cooperatively with core neighborhood
residents to establish formal neighborhood associations that serve as a line of constant
communication and a resource for all neighbors and City Hall regarding community
issues and opportunities. An over-arching task force has been formed by the St. Cloud
Neighborhood Coalition to create welcoming neighborhood environments for all
residents.
Public Housing
There are a variety of subsidized and assisted housing providers in the City of St. Cloud,
including the St. Cloud Housing and Redevelopment Authority (HRA). The HRA has a
public hearing on an annual basis to review the admissions, selection, waiting list and
management procedures utilized by the public housing authority. The HRA does not
discriminate against members of the protected classes.
The barriers to accessing housing, whether subsidized or the private rental market are
criminal history, credit history, and lack of or poor rental history of all applicants of rental
housing. There is a need for education of community members, housing advocates,
and renters on how to address these barriers. Minnesota State Landlord Law has
specific requirements for charging and accepting application fees and the posting of
selection criteria for renters.
Housing Choice Vouchers
The payment standards for the Housing Choice Voucher Program are based on the
area Fair Market Rents set by the Department of Housing and Urban Development. The
cost of an efficiency unit has increased 16 percent from 2010. While the one and two
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bedrooms have had an increase of 9 percent, three bedroom units have had an
increase of 3 percent. The largest increase is seen in the four, five and six bedroom units
with an increase of 17 percent from 2010 to 2015.
Loss of Subsidized Housing
The City of St. Cloud has not experienced displacement due to the sale or demolition of
subsidized units in St. Cloud. The HRA has a policy to attempt intervention in order to
avoid conversion of subsidized units to market rate units.
Accessibility Standards – Public Facilities
The City of St. Cloud is currently preparing an assessment of its public buildings to ensure
compliance with applicable accessibility standards. The identified concerns will be
addressed through the Capital Improvements Program (CIP) five-year schedule or
immediately within annual budgeting depending upon the scale and cost of the
needed alterations.
Fair Housing Education
The City of St. Cloud has engaged in a variety of educational efforts to increase
awareness of fair housing issues in the community. These efforts include sending written
information and posters to local landlords licensed by the City of St. Cloud, social
service agencies serving various households throughout the community, and
addressing individual complaints made by housing consumers in the area. In addition,
the City of St. Cloud annually provides low cost training to local housing providers on
fair housing requirements and issues.
Fair housing education for housing providers and housing seekers should continue to be
a priority for the City of St. Cloud. To the extent these efforts can feasibly be expanded,
they should seek to reach out to individuals and households seeking housing or those
suspecting they are the victims of illegal housing discrimination. Current efforts have
been effective at reaching housing providers, but less effective at reaching housing
consumers.
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SECTION 6 – PRIVATE SECTOR PROGRAMS AND PRACTICES
A variety of data sources have been drawn upon to assess the impediments to fair
housing choice occurring in the private sector. Given the variety of those sources, the
timeframe and geography of the data varies significantly. However, the data provides
an insight to local and/or state-wide examples of barriers to fair housing choice that
should be monitored by St. Cloud-area advocates and enforcement agencies.
The 2012 State of Minnesota Impediments to Fair Housing Choice received 562
responses to a fair housing survey aimed at identifying possible housing discrimination in
the private sector. Survey respondents from across the state were asked to identify their
awareness of possible housing discrimination issues in the following areas within the
private housing sector:

Results from the private sector portion of the State of Minnesota’s 2012 Fair Housing
Survey “…showed that many respondents saw possible issues of housing discrimination
in Minnesota’s private housing sector. Issues described by respondents regarding the
rental markets related to denial of available units, refusal to rent, discriminatory terms
and conditions, and failure to make reasonable accommodation or modification. In
the home purchase and lending industries, comments related to steering, redlining,
denial of loans, and predatory lending. Additional concerns voiced about the private
housing sector in Minnesota included failure to comply with disability codes in housing
construction and location- and race-based discrimination in the home insurance and
home appraisal industries.”
Rental Housing
Regarding barriers to fair housing choice in the rental housing market, the 2012 State of
Minnesota study found that a total of 88 respondents noted that they were aware of
fair housing issues in this area. Therefore, of those who answered the questions above,
25.1 percent showed awareness of possible discrimination in the rental market.
“Respondents were also asked to discuss these questionable practices or barriers
specifically in narrative format. While several comments related to a lack of affordable
housing, this item is more closely related to housing production and does not fit the
definition of an impediment to fair housing choice. Relevant comments were
synthesized and a number of issues were discovered, as presented below:
Denial of availability of vacant units based on race, national origin, sex, and
familial status;
23
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Refusal to rent based on national origin, familial status, disability, religion, color,
and race, particularly for immigrants and American Indian and black applicants;
Discriminatory terms and conditions or advertising;
Refusal to make reasonable accommodations for persons with mental and
physical disabilities; and
A general lack of interest in or understanding of fair housing by housing
providers.”
Residential Lending
The 2013 Home Mortgage Disclosure Act statistics for the St. Cloud Metropolitan
Statistical Area (Stearns, Benton, and Sherburne Counties) shows improvement in loan
approval rates for minorities during the last decade. Conventional home loans were
originated for white applicants 81% of the time and for minority applicants 88% of the
time in 2013. Conventional loan approval rate for minorities in 2003 was 60%.
These results must be viewed with some caution, due to the low number of applications
by minority households contained in these statistics. The 2013 statistics show 1,601 white
applicants for conventional loans, while showing only 27 minority applicants for
conventional loans during the same period. As a further illustration, there were only 6
black applicants for conventional loans.
Home refinancing loans were originated for white applicants 68% of the time, while
originated for minority applicants only 47% of the time in 2013. Refinancing applications
in 2003 were originated 71% of the time for whites and 53% for minorities. Caution
should also be used with refinancing statistics given the low number of minority
applicants (53) compared to white applicants (4,449).
Due to the relatively small percentage of minority populations in St. Cloud, and the
relatively small number seeking to purchase homes and/or refinance, it is difficult to
assess whether discrimination patterns exist regarding local lending and financing
practices.
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SECTION 7 - CONCLUSIONS AND RECOMMENDATIONS
The City of St. Cloud has taken measures to proactively address potential impediments
to fair housing choice in the community as outlined in the 2010 Analysis of Impediments
to Fair Housing. Its policies and practices have acted without prejudice in providing
services across the community, while focusing resources upon core neighborhoods with
higher concentrations of low-to-moderate income persons and minorities.
The City’s leadership in establishing and housing the St. Cloud Regional Human Rights
Office provides a unique vehicle for maintaining open lines of communication between
the State of Minnesota Department of Human Rights and City of St. Cloud staff and
elected officials on fair housing issues.
The Regional Human Rights Commission provides an on-going forum for discussion of
trends not only occurring in St. Cloud, but across Central Minnesota. The City of St.
Cloud and City of St. Joseph should continue its efforts to expand its membership to
other communities within the St. Cloud metropolitan area to have the greatest impact
upon fair housing choice.
The City of St. Cloud and region continue to experience dramatic growth in total
population and diversity of its residents. These demographic changes will challenge the
City to provide an environment that is free of discrimination in employment, housing,
and personal choice for all residents. The City must closely monitor, regulate, and
adjust its practices and those of community partners and stakeholders to ensure a high
quality of life for all.
To that end, the committee has carefully reviewed a wide variety of options in
formulating its recommendations. The committee believes these recommendations are
a balanced approach to ensure St. Cloud continues to make meaningful and
measurable progress toward decreasing housing discrimination and maintaining fair
housing choice. The consensus of the committee is that these recommendations, taken
in their entirety, will meet the goal of affirmatively furthering fair housing in St. Cloud.
The recommendations fall into the following five impediment categories, which are in
no particular order:
Impediment A - Fair Housing Education
Impediment B - Affordable Housing Stock
Impediment C - Support Services
Impediment D - Auditing and Enforcement
Impediment E - Fair Housing Practices
The following summarizes potential strategies addressing each of the identified fair
housing impediments. Strategies are offered for further discussion by community
stakeholders and decision makers to determine the legal, financial, and practical
challenges to effectively implementing these recommendations:

29

2010
Analysis of Impediments to Fair Housing in the City of St. Cloud - 2015

Impediment A - Fair Housing Education
Summary of Impediment: St. Cloud’s growing diversity will result in greater interaction
between landlords, property managers, and protected class residents unaware of
proper fair housing practice, policy, and procedure.

Goal: The City of St. Cloud will proactively engage landlords, tenants, and housing
advocates annually through direct and indirect means to increase understanding of
fair housing law and available complaint mechanisms.

Strategies:
1.

The City of St. Cloud should offer more fair housing training for local landlords.
Although some costs may be involved in initiating these trainings, it is expected
registration fees for such training could be at a nominal level and still fully
reimburse the City for these costs.

2.

The City of St. Cloud should expand the fair housing element of the required
rental property licensing training to increase landlord knowledge of their
responsibilities.

3.

The City of St. Cloud should increase tenant knowledge of their rights by direct
and in-direct distribution methods, such as: display posters, mailings, local media,
social media, and direct mailings (e.g., rent-credit materials).

4.

The City of St. Cloud should work with Tri-Cap to strengthen and improve the
Renter 101 training. The program has been effective, but is in jeopardy given
anticipated funding reductions.

5.

The City of St. Cloud should continue funding the Regional Human Rights Office
in partnership with the City of St. Joseph and expand to other area jurisdictions.

6.

The City of St. Cloud and area housing providers should continue developing
partnerships and relationships with leaders of new immigrant communities,
especially communities with limited English proficiency, to promote a greater
understanding of tenant rights for immigrant populations.
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Impediment B - Affordable Housing Stock
Summary of Impediment:
St. Cloud’s aging housing stock requires significant
investment of public and private attention and funds to offer quality housing
alternatives to meet affordable housing needs of all residents.

Goal: St. Cloud will maintain an adequate supply of quality housing stock with the
physical characteristics and geographic distribution to allow fair housing choice for all
residents.

Strategies:
1.

The City of St. Cloud should support the conversion of larger existing buildings into
multi-family housing for large families.

2.

The City of St. Cloud should continue to improve core neighborhoods and their
amenities so the quality of rental housing increases.

3.

The City of St. Cloud should consider providing incentives to rental property
owners who go beyond what is required for fair housing opportunities.

4.

The City of St. Cloud and local advocates should create a grant/loan program
to update and/or remodel existing homes to be more accessible

5.

The City of St. Cloud should improve the enforcement of codes and regulations
to ensure safe and healthy living environments for all residents.

6.

Improve resident and elected officials’ perception of fair housing and affordable
housing to avoid Not-In-My Back-Yard (NIMBY) opposition on land use decisions.
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Impediment C - Supportive Services
Summary of Impediment: St. Cloud is experiencing significant growth in new immigrant
communities and limited peer advocates exist to provide consultation and advice on
fair housing issues.

Goal: Local housing advocates and organizations will have adequate staff resources to
effectively serve the growing non-English speaking community.

Strategies:
1.

The City of St. Cloud and area housing advocates should increase the number of
bi-lingual housing counselors.

2.

The City of St. Cloud and area housing providers should ensure that a diverse
pool of housing advocates exists representing the community’s growing diversity.

3.

Provide fair housing training to residents regarding housing regulations and
standards (“How to be Neighborly” and “How not to Lose Your Housing’).

4.

The City of St. Cloud and area housing advocates should lobby for change of
the definition of homeless at local, state, and federal levels.

5.

Develop partnerships with government entities offering “gatekeeper” training
regarding fair housing laws and cultural differences to law enforcement, fire, and
code enforcement staff.
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Impediment D - Auditing and Enforcement
Summary of Impediment: Budget limitations prevent desired amount and depth of
proactive auditing for housing discrimination within St. Cloud.

Goal: The City of St. Cloud and St. Cloud Regional Human Rights Office will promote the
existing complaint process and/or increase auditing activity within the community.

Strategies:
1.

The Regional Human Rights Office should investigate complaints of illegal
housing discrimination including complaint based testing and interviewing of
witnesses.

2.

The Regional Human Rights Office should pursue additional funding to allow
additional auditing and enforcement activities including testing deeper into the
application process and implementing tests at different times of the year.

3.

The St. Cloud City Attorney’s office should review the findings of each audit and
investigation in the method it deems appropriate, and file complaints to the
Department of Housing and Urban Development if the evidence warrants such a
complaint.
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Impediment E - Fair Housing Practices
Summary of Impediment: Using a person’s criminal background can be a guise for
discrimination of persons of protected class.

Goal: Consistent screening criteria for criminal background checks will be utilized for
all prospective renters. Programs will be enacted to lessen the risk to landlords and
property managers providing housing options for re-entry populations.

Strategies:
1.

Local advocates and housing providers should examine a renter’s assurance
program similar to the Lakes and Pines Community Action Council’s program
offering landlord assistance for renting to those with criminal backgrounds.

2.

Local advocates should establish an incentives program to providers “taking risk”
on renters with poor credit and/or criminal history.

3.

Local advocates and housing providers should provide educational materials to
landlords and housing managers on screening criteria for those with criminal
backgrounds.
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APPENDIX A - ST. CLOUD COMMUNITY HOUSING SURVEY
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APPENDIX B – ADDITIONAL CENSUS BUREAU DATA
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APPENDIX C – COMMUNITY PRIORITIZATION WORKSHOP DECEMBER 10, 2014
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APPENDIX D – FAIR HOUSING FOCUS GROUP DECEMBER 16, 2014
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If you feel you have experienced discrimination,
please contact:
Minnesota Department of Human Rights
Freeman Building
625 Robert Street North
St. Paul, Minnesota 55155
Telephone: (651) 539-1100 MN Relay: 711 or 1-800-627-3529 Toll Free: 1-800-657-3704
Fax: (651) 296-9042 Email: Info.MDHR@state.mn.us

St. Cloud Regional Human Rights Office
400 2nd Street South
St. Cloud, Minnesota 56301
Telephone: (320) 650-3133
Richard.Cousin@state.mn.us

Fair Housing Regional Office for Minnesota
Chicago Regional Office of Fair Housing Equal Opportunity (FHEO) U.S. Department of
Housing and Urban Development
77 West Jackson Boulevard, Room 2101
Chicago, Illinois 60604-3507
Telephone: (312) 353-7776 ext. 2453 Toll Free: (800) 765-9372 TTY: (312) 353-7143

Minneapolis HUD Fair Housing and Employment Field Office
920 Second Avenue South, Suite 3200
Minneapolis, Minnesota 55402-4012
Telephone: (612) 370-3000
TTY: (612) 370-3186
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