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Title VIII of the Civil Rights Act of 1968 (the Fair Housing Act) requires the U.S. Department of Housing 

and Urban Development (HUD) to administer its programs in a way that affirmatively furthers fair 

housing (AFFH). The Fair Housing Act not only makes it unlawful for jurisdictions and public housing 

agencies (PHAs) to discriminate; the law also requires jurisdictions to take actions to ameliorate 

identified impediments, as well as to take actions to promote fair housing choice and to foster inclusive 

communities. The protected classes of the Fair Housing Act are determined by race, color, national 

origin, sex, disability, familial status, and/or religion. Ancestry and veteran status are also a protected 

class in Ohio. Piqua also has its own fair housing code and adds yet more classes: marital status, age, 

creed and has greater specificity to religion by wording as “religious belief”.   

The laws that established the HUD Community Development Block Grant (CDBG) program, the 

Comprehensive Housing Affordability Strategy (CHAS), and the Public Housing Authority Plan (PHA Plan) 

each require jurisdictions to certify in writing that they are affirmatively furthering fair housing. 

States must assure that units of local government receiving CDBG or HOME funds comply. States, local 

governments, and PHAs must certify that they are affirmatively furthering fair housing in their 

Consolidated Plans (ConPlans) and Public Housing Agency Plans (PHA Plans). In order to comply, these 

jurisdictions must have an Analysis of Impediments to Fair Housing Choice, also known as an AI. 

Affirmatively furthering fair housing (AFFH) is defined in CDBG and ConPlan regulations as: 

• Having an Analysis of Impediments to Fair Housing Choice (AI). 

• Taking appropriate actions to overcome the effects of impediments. 

• Keeping records reflecting the analysis and showing actions taken. 

HUD issued a new regulation in July 2015 designed to tie affirmatively furthering fair housing (AFFH) 

closer to consolidated planning with intent to make it easier for jurisdictions and PHAs to meet their 

legal obligations. The 2015 regulation has not been implemented at this point. 

In the State of Ohio, the Ohio Development Services Agency (ODSA) Office of Community Development 

(OCD) administers U.S. Department of Housing and Urban Development (HUD) funding including, but 

not limited to, Community Development Block Grant (CDBG) funds. The City of Piqua is a State of Ohio 

Community Development Allocation (CDA) grantee or recipient of Community Development Block Grant 

(CDBG) funding and other funds that must certify affirmatively furthering fair housing which includes; 

promoting fair housing choice and fostering an inclusive community.  

The Ohio Development Services Agency (ODSA) Office of Community Development (OCD) has required 

all CDA’s, including the City of Piqua, to  complete a new, comprehensive Analysis of Impediments to 

Fair Housing Choice (AI) - or a substantial reevaluation and update of the PY 2016 AI - for submission on 

July 1, 2019.  The AI should identify policies, actions, omissions, or decisions that restrict housing choice 

based on race, color, religion, sex, national origin, disability, familial status, ancestry and military 

status.  The AI must describe impediments to fair housing choice and include, at a minimum, 

jurisdictional background data and maps, a summary of fair housing complaints within the jurisdiction, 

and a plan of action with a timetable to address identified impediments. 
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EXECUTIVE SUMMARY 

A comprehensive Analysis of Impediments to Fair Housing Choice (AI) Report was prepared for the City 

of Piqua by this Fair Housing Advocate, Karen Dickey of Pure Flow Fair Housing and Community 

Development LLC, in June of 2008. In 2016, Miami Valley Fair Housing Center prepared a substantial AI 

Update for the City of Piqua located within Miami County, Ohio focusing on rental housing entitled 

“Nondiscriminatory Rental Practices in Piqua, Ohio”. Both reports are available on the Miami Valley Fair 

Housing Center website at www.mvfairhousing.com/piqua.php.  The City of Piqua contracted Karen 

Dickey of Pure Flow Fair Housing and Community Development LLC in June of 2019 to prepare a 

substantial AI Update for the City of Piqua. Pure Flow Fair Housing Community Development LLC was 

incorporated in Miami County, Ohio in 2008 and its founder, Karen Dickey, has been a resident of Miami 

County for nearly 30 years and a Fair Housing Advocate for 17 years. 

The report herein is a substantial AI Update that focuses review on residential owner-occupied homes, 

real estate practices with maps and examples, Miami County and City of Piqua 2019 foreclosure Sherriff 

Sale data, reports on previous impediments to fair housing choice, describes updated impediments to 

fair housing choice, provides fair housing related demographic data and jurisdictional background for 

the City of Piqua, in addition to describing the obligations of the Fair Housing Act and how the City of 

Piqua meets all of the State of Ohio “Fair Housing Standard Program” components, providing a summary 

of fair housing complaints within the jurisdiction and providing a plan of action, with a timetable, to 

address identified impediments. 

It is very interesting to review the impediments of fair housing choice identified in the 2008 City of Piqua 

AI and see the clear connection between these impediments identified 11 years ago and the most 

urgent impediment of fair housing choice now for the City of Piqua, which is “slum and blight.” The top 

identified impediments of fair housing choice in 2008 were “foreclosures/ predatory lending” and “lack 

of safe, decent affordable housing for members of protected classes”. The 2008 US Economic Crisis was 

very closely tied with the real estate market and lending and borrowing therein. The City of Piqua, as 

many other communities within Ohio and the United States, has been addressing the effects of the 

foreclosure crisis firsthand for years and currently continues to vigorously address the aftermath of slum 

and blight which follows in the wake of abandoned, unsecured properties. 

This report is provided through research and sources listed within the report and appendices, as well as 

with information provided by Janel Ranly, City of Piqua Development Manager. 

The City of Piqua boasts a rich heritage of inclusion and diversity. The city has bountiful community 

assets and makes exceptional efforts to connect citizens and to provide a wonderful quality of life. Fair 

Housing in Piqua Ohio means one may freely choose a place to live that they can afford without regard 

to one's race, color, disability, religion, sex, national origin, ancestry, age, marital or family status. When 

the places where members of protected classes can afford to live are riddled with slum and blight, this 

becomes an urgent impediment to fair housing choice. The City of Piqua is committed to utilizing every 

available resource to eradicate the impediment of slum and blight from the community, promoting fair 

housing choice and fostering a secure and diverse community free of discrimination. 

 

 

http://www.mvfairhousing.com/piqua.php
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STATE OF OHIO STANDARD FAIR HOUSING PROGRAM ELEMENTS 

1. Establish a local Fair Housing Contact 

2. Provide Fair Housing Education 

3. Informational Materials 

4. Analysis of Fair Housing Choice and Updates 

 

 

Source: Ohio Development Services Agency (ODSA) Civil Rights Technical Assistance Training 

Presentation 2013  
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LOCAL FAIR HOUSING CONTACT SPECIFICATIONS PER ODSA 

Each community is required to: 

1. Publish a phone number for local residents to call who with fair housing questions or 

complaints. 

2. Designate an employee of the unit of local government, to act as the Fair Housing Contact, who 

will generally be accessible Monday through Friday during regular business hours to receive 

phone calls and inquiries. 

3. Establish a system to record the nature of the calls, actions and result of the action taken. 

4. Establish and implement a process to receive fair housing complaints and forward the 

complaints to the Ohio Civil Rights Commission, which is charged with investigation and 

enforcement.  

5. Records must describe the type of referral, copies of housing discrimination complaint records, 

date of the referral, and any follow-up action.  

The City of Piqua contracts with Miami County Ohio to assist in provision of a local fair housing contact 

and to meet these mandated requirements. The local contact is Jill Meyer of the Miami County 

Department of Development.  Appendix A includes the data provided to the City of Piqua for this 

service. 

In summary, six calls from Piqua were fielded by the Miami County Department of Development in 2018, 

all landlord tenant in nature, and only one call has been fielded in 2019, which was landlord tenant in 

nature as well.  

 

FAIR HOUSING TRAINING and OUTREACH SPECIFICATIONS PER ODSA 

Communities are required to conduct training and provide education materials to:   

1. Residents of areas in which CDBG or HOME activities are being undertaken; or to special 

populations affected by the activities; and to three additional civic groups, organizations or 

schools.  

2. Training should address identified impediments to fair housing, if possible. 

3. Records must include an agenda, sign-in sheets or a description of the audience, marketing or 

promotional materials, meeting minutes, copy of training materials and any follow-up for each 

training.  

The City of Piqua Development Program Manager, Janel Ranly provides and keeps records of this 

component. 
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Fair Housing Printed Material Obligations for Communities: 

1. Develop and distribute fair housing information and materials (posters, brochures, or materials) 

QUARTERLY to at least 10 area agencies, organizations, or public events throughout program 

period.  

2. The telephone number (including a telephone number for use by the hearing impaired) of the 

local fair housing contact must be included in this information or materials.    

3. A list of the places of distribution, proof of distribution, dates of distribution, and quantities of 

material distributed must be maintained.  

Along with available printed material from HUD, sample brochures to utilize are available on the Miami 

County Ohio website at www.miamicountyohio.gov/265/Fair-Housing 

entitled “Miami County Fair Housing Brochure”, “Landlord Tenant Rights Brochure” and “Children and 

Housing”.  A list of areas where printed material is disbursed is included in the City of Piqua CDBG 

Application “Fair Housing Tables” Section. 

FAIR HOUSING ANALYSIS OF IMPEDIMENTS TO FAIR HOUSING CHOICE (AI) and UPDATES 

The AI is an ongoing process for identifying fair housing concerns, existing conditions or barriers that 

limit housing choice and a plan for mitigating or remedying the impediments. The City of Piqua is not 

required to provide a full comprehensive AI Report each year but must provide “substantial updates”. 

AI must include: 

1.  Clear analysis of collected information; 

2. Identify fair housing impediments, problems  

 and concerns; 

3. Outline changes needed to remedy or 

 overcome the impediments; 

4.  Include a plan of action with a timeline;  

5.  Records showing actions taken. 

A comprehensive Analysis of Impediments to Fair Housing Choice (AI) Report was prepared for the City 

of Piqua in June of 2008. In 2016, the Miami Valley Fair Housing Center prepared a substantial AI Update 

for the City of Piqua focusing on rental housing entitled “Nondiscriminatory Rental Practices in Piqua, 

Ohio”.  Both reports are available Both reports are available on the Miami Valley Fair Housing Center 

website at www.mvfairhousing.com/piqua.php. A substantial AI Update for the City of Piqua for 2019 is 

submitted herein.  

 

 

 

http://www.mvfairhousing.com/piqua.php
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PIQUA FAIR HOUSING and OTHER COMMUNITY DEMOGRAPHIC DATA                                                                                                             
Source: U.S. Census Bureau, 2013-2017 American Community Survey 5-Year Estimate, 2017 Estimated Data 

Although the American Community Survey (ACS) produces population, demographic and housing unit estimates, it 

is the Census Bureau's Population Estimates Program that produces and disseminates the official estimates of the 

population for the nation, states, counties, cities, and towns and estimates of housing units for states and 

counties. 

POPULATION, SEX and AGE CHARACTERISTICS  
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RACE CHARACTERISTICS 
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HOUSEHOLD, FAMILY and HOUSING CHARACTERISTICS 

 

 

COMPUTER -INTERNET-(does NOT include mobile data access to the internet) 

 

 

LABOR FORCE PARTICIPATION 
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TRANSPORTATION to WORK DEMOGRAPHICS 
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MARITAL STATUS 

 

 

EDUCATIONAL ATTAINMENT 
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DISABILITY CHARACTERISTICS 

 

VETERAN STATUS CHARACTERISTICS 
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PHYSICAL HOUSING and UTILITY CHARACTERISTICS for OCCUPIED UNITS 
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NATIONAL ORIGIN 

 

 

ANCESTRY 

 

Source: U.S. Census Bureau, 2013-2017 American Community Survey 5-Year Estimates 
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SUMMARY REVIEW OF REAL ESTATE, HOME LISTINGS and SHERRIFF SALE DATA  

A review of real estate for sale in the City of Piqua, listed in June of 2019 from several sources including 

the online listings of Zillow, Realtor.Com and the Dayton Area Board of Realtors (DABR) as provided on 

their websites, along with close examination of Miami County Sherriff Sale data was conducted. 

The City of Piqua home values are among the most affordable of surrounding areas. The location of the 

City of Piqua to places of employment is very good with about 24% of residents having a less than 10-

minute commute to work, 61.4% with a less than 20-minute commute and 80.9% commuting 30 

minutes or less. The City of Piqua boasts a vibrant downtown and active Main Street Piqua Ohio Inc. 

corporation. The City of Piqua provides ample opportunities for recreation including parks, sports 

complexes, swimming, bike paths, and community wide events such as July 4th Fireworks over the Great 

Miami River and so much more. There are ample places to shop and dine. The City of Piqua has had 

significant modernization of the school system including, but not limited to, new buildings and now has 

an active Piqua City Schools Business Advisory Council with a direct line to the City of Piqua Chamber of 

Commerce. The City of Piqua also is home to Edison Community College which not only has affiliation 

with other institutes of higher learning to facilitate the accomplishment of bachelor’s degrees after 

obtaining associate degrees, but furnishes opportunities for high school students in Miami County and 

adjacent counties to earn college credit while still in high school. The Upper Valley Career Center located 

in Piqua also provides technical career programs of study for both high school students and adults.  

The Dayton Area Board of Realtors (DABR) listings included 50 City of Piqua residential properties for 

sale ranging from a 5-bedroom,4 bath, 3424 square foot home built in 2013 listed for sale at $549,000 to 

a 2 bedroom, 1 bath, 1038 square foot property built in 1948 listed for sale at $22,500. DABR does not 

show “for sale by owner” listings and mobile homes, and lots are not included. A review of Realtor.com 

showed 130 listings that included lots & acreage, commercial buildings and all pending and contingent 

properties for sale ranging from a 40-acre parcel with a 4-bedroom farmhouse and garage located 

between Piqua and Troy near to brand new Troy residential developments listed at $1,175,000 to a 

$10,000 unimproved lot. There were 75 listings homes and lots under $100,000 listed on Realtor.com in 

the City of Piqua zip code. Zillow showed 85 listings of residential properties for sale excluding 

commercial buildings and including lots, homes for sale by owner and auction or foreclosure listings with 

the same highest price range as listed on the Dayton Area Board of Realtors (DABR) website as $549,000 

and the lowest listing the same as Realtor .Com with an unimproved lot listed at $10,000. 

Miami County Sherriff Sale data from January 1, 2019 through June 30, 2019 was also reviewed and 

disseminated as follows; out of 54 initiated Sherriff Sales in Miami County Ohio, 24 were in Piqua Ohio. 

However, of these 24 Initiated Sherriff Sales, there were 20 properties as four were listed twice after  

they had no bids at the initial auction. Of these 20 properties, there was one unimproved lot (Riverside 

Drive), two churches (508 N. College and 8547County Rd. 25A), and one vacant commercial property 

(411 Wood St.). Of the 16 residential homes scheduled for sale, six were cancelled, indicating that the 

owners were able to get assistance in averting the foreclosure sale. This leaves a total of 10 residential 

properties foreclosed upon and sold at Sherriff Auction within the first 6 months of 2019 in Piqua. 

According to HUD, a property is "blighted” when it exhibits objectively determinable signs of 

deterioration sufficient to constitute a threat to human health, safety, and public welfare. 

Abandoned, unsecured commercial and residential properties in the City of Piqua especially in 
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clusters are causing a significant urgent slum and blight situation in the City of Piqua and is a clear 

impediment to fair housing choice.  

Zillow analyzes information on thousands of single-family homes for sale in Piqua and across the United 

States calculating home values (Zestimates) based on home listings and sales. As of June of 2019, 

Zestimate values of Piqua and adjacent jurisdictions are as follows; 

 
Jurisdiction & Near or Adjacent 
Jurisdictions 

 
Zillow Data June 26, 2019 

Piqua, Miami County $78,400 City Proper, $85,000 Zip 

Troy, Miami County $141,300 

Tipp City, Miami County  $162,300 

Covington, Miami County $114,900 

Fletcher, Miami County $112,300 

Sidney, Shelby County $117,500 

 

 

The City of Piqua, despite it’s strong assets, is clearly suffering from effects of slum and blight as 

indicated in the property value estimates above. 

Real estate listings were also reviewed for language that is prohited under Fair Housing Act regulations 

and recommenadtions. No prohibited language was found. Provided herein is a map of the City of Piqua, 

a map of Piqua properties for sale on Zillow, and three current real estate listings one illustrating how 

handicap accesibility and visitability is marketed as an asset, one foreclosed home owned by Fannie Mae 

and a potentially blighted property listed for sale.  
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City of Piqua Map 

 

Zillow Homes for Sale including For Sale by Owner in Piqua 
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Real Estate Listing Example Promoting Accessibility and Visitability 

331 Riverside Dr, Piqua, OH -$124,900-3 bds-2 ba-2,267 sqft 

“Beautiful traditional stately home nestled in the heart of Piqua within walking distance to 

all your favorite spots! Stunning formal entry with original hardwood floors and woodwork 

along with the pocket doors this home is loaded with character of times past. This home 

offers generously sized bedrooms that will sure to fit all your furniture. Sit out on your large 

porch or relax outback on your new deck. With all the hidden storage you will possibly need 

this home is a must see! Handicap accessible by back deck into home”. 

 

 

https://www.zillow.com/homedetails/331-Riverside-Dr-Piqua-OH-45356/34946853_zpid/
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Real Estate Listing for Sale – Foreclosed- Fannie Mae Owned 

359 Ridge St, Piqua, OH 45356- $34,000-3bd-1ba- 1286 sq. ft. 

“This 1 1/2 story home features 3 bedrooms, 1 bath, living room, dining room, and kitchen. Approx. 

1286 sq. ft. of living space. Nice size rooms thru out. Plus 2 car detached garage. Call for more details. 

This is a Fannie Mae HECM Property.” 
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Real Estate Listing for Sale-Example of a Potential Blighted Property  

439 Adams Street, Piqua OH- $39,900-4bd-1.5 ba-3126 sq. ft 

“This spacious grand home has so many possibilities. It has the potential to be a real beauty. Being sold 

as is. No repairs will be made. That being said it has large rooms and a beautiful staircase and some 

hardwood floors. HOME HAS BEEN CONDEMNED !!!!!!!!!!!!!” 
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REVIEW OF CITY OF PIQUA IMPEDIMENTS to FAIR HOUSING CHOICE 2008 and 2019 

Identified Impediments to Fair Housing Choice as listed in the comprehensive 2008 City of Piqua AI 

Report were as follows; 

1. Lack of safe, decent, affordable housing for people within protected classes 

2. Predatory Lending / Foreclosures 

3. Lack of Financial Education Initiatives or Programs including but not limited to      

Foreclosure Intervention, Credit Repair/ Counseling, Homebuyer Counseling 

4. Lack of resources to consistently provide Fair Housing Program Education and initiatives 

above minimum requirements 

5. Lack of Economic Opportunity / Transportation Issues 

 

In 2019, the effects of slum and blight that have resulted largely due to the real estate practices that 

were in place over a decade ago, that also were prolific in causing the national 2008 Economic Crisis, are 

evident in this community via the data presented and also upon in person observation of the 

community. Out of 16 Miami County Sherriff Sales of residential homes in the City of Piqua, six were 

cancelled prior to the sale indicating that citizens are seeking and finding relief.  According to HUD, a 

property is "blighted” when it exhibits objectively determinable signs of deterioration sufficient to 

constitute a threat to human health, safety, and public welfare. Abandoned, unsecured commercial 

and residential properties in the City of Piqua, especially in clusters such as in the Southview 

Neighborhood, are causing a significant urgent slum and blight situation. When the places where 

members of protected classes can afford to live are riddled with slum and blight, this becomes an urgent 

impediment to fair housing choice.  

The City of Piqua is on track to continuously seek funds to eradicate or ameliorate the impediment of 

slum and blight in full force.  It is also recommended that the City of Piqua consider reviewing it’s State 

of Ohio Standard Fair Housing Program obligations and require detailed descriptions of complaints from 

it’s contracted service of a local complaint contact, Miami County Department of Development, as well 

as to strive to provide fair housing education and outreach in a more meaningful way. 

The results of this 2019 Analysis of Impediments to Fair Housing Choice Substantial Update provides the 

following impediments; 

1. Slum and Blight Eradication 

2. Meet or exceed Fair Housing Program Requirements with Excellence 

An FAIR HOUSING ACTION PLAN is provided herein. 
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CITY OF PIQUA FAIR HOUSING ACTION PLAN 

IMPEDIMENT  ACTION FY2019 ACTION FY2019 and Beyond  

 
 
 
 
 
 
SLUM and BLIGHT 

Continue to address this 
impediment by seeking any 
and available funding to 
eradicate Slum and Blight due 
to vacant commercial 
structures and in residential 
area clusters such as in the 
Southview Neighborhood. 
Continue code enforcement 
activities to ameliorate or 
prevent future issues. 
  

Continue to address this 
impediment by seeking any 
and available funding to 
eradicate Slum and Blight due 
to vacant commercial 
structures and in residential 
area clusters such as in the 
Southview Neighborhood and 
expand efforts to provide full 
impact for the benefit of 
members of protected classes 
and the entire community. 
Continue code enforcement 
activities to ameliorate or 
prevent future issues. 
 

Lack of Fair Housing Initiatives 
beyond minimum 
requirements 

Review State of Ohio Standard 
Fair Housing Program 
Requirements. Request more 
detailed information about the 
nature of complaints and 
descriptions of actions taken in 
order o better ascertain 
housing issues. Consider 
meaningful ways to provide 
Fair Housing Outreach and 
Education beyond minimum 
requirements. 

Stay up to date on State of 
Ohio Standard Fair Housing 
Program Requirements. 
Request more detailed 
information about the nature 
of complaints and descriptions 
of actions taken. Consider 
meaningful ways to provide 
Fair Housing Outreach and 
Education beyond minimum 
requirements. 
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LOCAL COMPLAINT DATA CONTRACTED FROM THE MIAMI COUNTY DEPARMENT of DEVELOPMENT 

2019 
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MIAMI COUNTY -SHERRIFF SALE DATA January-June 26, 2019 
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MIAMI COUNTY OHIO SHERRIFF SALES PIQUA ONLY DATA 
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